
  

 

Ms Lucy Turnbull 

Chairperson 

Greater Sydney Commission 

Draft District Plans 

PO Box 257, 

PAARAMATTA, NSW 2124 

Email: engagement@gsc.nsw.gov.au 

 

Dear Ms Turnbull, 

Re: Draft South West District Plan – The Cobbitty Perspective. 

I refer to the subject Draft Plan and initially complement the Commission on the broad vision 

underpinning the Draft Plan and the aspirational nature of the same. 

As the envisaged “lifestyle capital of Sydney” it is fundamental that there will continue to be a “wide 

variety of housing” close to jobs and support community and physical infrastructure, which 

sensitively harmonises with a sustainable biologically diverse and scenic natural environment. 

This submission seeks to focus upon the concept of the Metropolitan Rural Area (MRA) in the context 

of the Village of Cobbitty and the opportunity to have a finer grained understanding of the same, 

whilst exploring the concept of housing diversity in the Camden Local Government Area and more 

broadly the Macarthur Region and potentially the District. 

Concept of the Metropolitan Rural Area-Its Character and Functions 

The (MRA) comprises the non-urban areas on the periphery of Sydney1, outside the established and 

planned urban area2. It is noted to include rural towns and villages, farmland flood plains, national 

parks and areas of wilderness. 

Rural towns and villages are noted to be distinct from urban areas in that they provide mainly for 

local growth needs, as distinct from the needs of the Greater Sydney Region. 

The MRA is identified as creating a rural and bushland backdrop to Sydney. Further, management 

objectives of balancing growth needs with environmental protection, resource management, 

agriculture, tourism and culture, research activity, military uses and community safety are noted3. 

It importantly supports small rural villages and areas of low intensity rural residential development, 

providing opportunities for people to live in a rural setting or “live the myth” that they are living in 

such an environment. 

 

                                                 
1 A Plan for Growing Sydney. 
2 Draft South-West District Plan 
3 Draft South West District Plan (November, 2016) Glossary 



The challenge is clearly the “how”. How does this form of unique lifestyle housing fill a niche market 

without compromising the foundation principles of the MRA. 

Importantly such rural village living does not constitute the full scale urban development actively 

discouraged in Sustainability Priority 6. 

At Sustainability Priority 8 the need for a design led approach is highlighted as central to any proposal 

to expand rural towns and villages. A clear understanding of the landscape context and valued local 

characteristics and in particular cultural and natural landscape conservation opportunities and the 

preservation of more productive agricultural lands are fundamental to any low-density lifestyle 

housing modules. 

Metropolitan Rural Area-Its Agricultural Focus 

The agricultural importance of the MRA is acknowledged and promoted in the Draft Plan. In doing 

so the tensions of its very existence are acknowledged, it being concluded that for its continuation 

there will need to be constant resolution of the existing and potential conflicts between the different 

land uses and activities and the various pressures on continuing agricultural production.4  

A need to resolve the subject tensions on a locality by locality basis is also documented in the Draft 

Plan.5 

In the Cobbitty Village “hinterland” we see the value of agricultural production being less than the 

value of having access to the metropolitan area.6  Indeed, in the Cobbitty Rural Lands Study most of 

the land (within the Study Area) is identified to have “limited capability and viability in its current 

form”.7 

The intensification of agricultural land uses is further noted to be stifled by the pragmatism of 

extensive capital investment, the ability to expand the required footprint economically and the 

potential intensification of land use conflicts.8 

Housing Targets 

The South West District is noted to have a target of 31,450 dwellings in the period 2016-17 to 2020-

21 (5-year time horizon). The Camden Local Government Area, as a subset, is noted to have an 

individual target of 11,800 dwellings. 

The Camden target is likely to be readily achieved principally through the final stages of the Elderslie 

and Spring Farm urban release areas and the South West Growth Centre urban release areas of Oran 

Park, Gregory Hills, East Leppington, Leppington and Marylands; together with modest suburban 

infill development. 

Within the subject target, Camden Council is charged with the challenge of addressing housing 

affordability and diversity. Too often, however, housing diversity considerations do not satisfactorily 

address more spacious low density residential living opportunities and environmental living and rural 

residential aspirations. 

                                                 
4 Draft South West District Plan (November, 2016) 
5 Draft South West District Plan (November, 2016) 
6 Draft South West District Plan (November, 2016) 
7 Draft South West District Plan (November, 2016) 
8 Draft South West District Plan (November, 2016) 



The Draft Plan importantly opines that “the demand for lifestyle properties will increase”.9  

Yet we note that the demand for such forms of housing are not sufficiently catered for in current 

planning regimes.10  Such a deficiency must be acknowledged and the principles of resolution 

contained in the Draft Plan reinforced. 

The Cobbitty Village Perspective 

The Cobbitty Village Planning Proposal contained at Attachment “A” and supporting Masterplan 

forming Attachment “B” adopts the preceding philosophy as is highlighted by: 

• A comprehensive evidence base (detailed at Annexure “C”) 

• A clear understanding of the Cobbitty agricultural base including the multi-use irrigated 

horticulture and research cluster and less productive agricultural lands. 

• A comprehensive knowledge of local biodiversity and its framework retention and embellishment 

opportunities, including riparian areas. 

• A relevant risk management framework in respect of flooding and bushfires. 

A more comprehensive review of the Cobbitty Village Planning Proposal against the Draft South 

West District Plan forms Annexure “D”. 

Conclusion 

The Draft South West District Plan is a timely and visionary introduction to a metropolitan planning 

system generally struggling with Sydney’s growth. Its focus on evidence based, community inspired 

visioning is to be applauded, as to is the acknowledgement and emphasis on balancing tensions and 

adopting a design led and strategic approach to urban development, including the evolution of the 

character filled Villages/landscapes of the MRA. 

In this latter regard the Commission is petitioned to embrace the principles and philosophy and 

masterplan detail of the Cobbitty Village Planning Proposal in its review of the Draft Plan. 

I look forward to your earnest consideration and relevant action in respect of this submission. 

Specifically, you are encouraged to focus upon housing diversity as enunciated in this submission and 

the role of Villages such as Cobbitty in the delivery of desirable “alternative” housing opportunities, 

including a supporting geospatial plan. 

Should you require clarification of any aspect of the submission please do not hesitate to contact me. 

Yours Sincerely, 

 
Graham G Pascoe JP 

MPIA, CPP, FIAG 

30 March, 2017 
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This Report has been prepared exclusively for submission to Council as an initial report in the land rezoning 

process. It is not to be relied upon by any other person/party. 

 

The information contained in this Report has been compiled largely from both principal and secondary information 

sources and does not purport to be exhaustive. More comprehensive investigations will likely refine the nature of 

environmental impacts and infrastructure availability and hence development potential. 

 

PPS gives no warranty that these information sources are current and accepts no responsibility for any errors or 

damage or loss, however caused, suffered by any individual or corporation. 

 

 

 

 
 
 
 
 
 
 
 

Project Author:    Graham G. Pascoe J.P. (Certified Practising Planner)  

B.Ec (Hons), M. Litt, Grad. Dip. Urb. Reg. Plan, Grad, Dip. Local Govt. Mgt, 

Assoc. Dip.  Bus., (Valuation), Ad. Cert. Prop. Agency; Grad. Dip. Ed. Stud. 

MPIA, FIAG 

 

Report Compilation Date:  November 2016 

 

Contact:     PO Box 774, Camden NSW 2570 

     graham@pascoeplanning.com.au 

     0431 519 128 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
Copyright © 2016 by Pascoe Planning Solutions Pty Ltd (PPS) 

No part of this report may be reproduced, transmitted, stored in a retrieval system or adapted in any form or by any 

means (electronic, mechanical, photocopying, recording or otherwise), without written permission from PPS. 

 

mailto:graham@pascoeplanning.com.au


Page 4 
November 2016 

 

 

   
Planning Proposal – Cobbitty Village 

Pascoe Planning Solutions   

Contents 

1 INTRODUCTION ......................................................................................................................................... 6 

1.1 BACKGROUND ............................................................................................... 6 

1.2 SCOPE OF REPORT ....................................................................................... 6 

1.3 REPORT STRUCTURE .................................................................................... 6 

2 THE SUBJECT LAND/SITE ......................................................................................................................... 7 

2.1 LAND DESCRIPTION ....................................................................................... 7 

2.2 CONTEXT ................................................................................................... 27 

3 OBJECTIVES OR INTENDED OUTCOMES (PART 1) ...................................................................................... 28 

4 EXPLANATION OF PROVISIONS (PART 2) .................................................................................................. 28 

5 JUSTIFICATION (PART 3) ......................................................................................................................... 29 

5.1 NEED FOR THE PLANNING PROPOSAL (SECTION A) ........................................ 29 

5.2 RELATIONSHIP TO STRATEGIC PLANNING FRAMEWORK (SECTION B) ............... 32 

5.3 ENVIRONMENTAL, SOCIAL AND ECONOMIC IMPACT (SECTION C) ..................... 39 

5.4 STATE AND COMMONWEALTH INTERESTS (SECTION D) ................................... 40 

6 MAPPING (PART 4) ................................................................................................................................. 42 

7 COMMUNITY CONSULTATION (PART 5) ..................................................................................................... 43 

8 PROJECT TIMELINE (PART 6) .................................................................................................................. 44 

9 CONCLUSION ......................................................................................................................................... 44 

 

 
 
 
 



Page 5 
November 2016 

 

 

   
Planning Proposal – Cobbitty Village 

Pascoe Planning Solutions   

Annexures 
 

A: Subject Land Holding 

B: Real Property Schedule 

C:       Suite of draft Mapping and Clause Amendments to Camden Local Environmental Plan, 2010 

D:       Overview of State Environmental Planning Policies 

E:        Overview of Section 117 Directions (EP&A Act) 

F: Masterplan Report-Contained Separately 

G:       Constraints Analysis and Structure Plan 



Page 6 
November 2016 

 

 

   
Planning Proposal – Cobbitty Village 

Pascoe Planning Solutions   

1 Introduction 
 

1.1 BACKGROUND 

This Planning Proposal (Request) (PPR) represents the formative phase in the development of a Planning Proposal 

(PP) geared toward the rezoning of the land in The Cobbitty Village (and shown in Figure 1 and Annexure “A”) for 

large lot low density residential, environmental living, rural village, environmental management and open space 

purposes. The rezoning is to be effected through the preparation of a relevant Local Environmental Plan (LEP) 

amendment, it being proposed to amend Camden LEP 2010. 

 

1.2 SCOPE OF REPORT 

This Report has been prepared in accordance with the NSW Department of Planning and Environment’s (DoP&E) 

documents A Guide to Preparing Local Environmental Plans and A Guide to Preparing Planning Proposals (August, 

2016). The latter document requires the Planning Proposal to be provided in six (6) parts, being:  

 

 Part 1 - A statement of the objectives or intended outcomes of the Planning Proposal (and proposed LEP 

amendment); 

 Part 2 - An explanation of the provisions that are to be included in the Planning Proposal (and proposed 

LEP amendment); 

 Part 3 - The justification for those objectives, outcomes and provisions and the process for their 

implementation; 

 Part 4 - Relevant support mapping; 

 Part 5 - Details of the community consultation that is to be undertaken in respect of the Planning Proposal; 

and 

 Part 6 - Projected project timeline. 

 

1.3 REPORT STRUCTURE 

This PPR, in providing an outline PP, is structured in the following manner: 

 

 Section 2 provides an overview of the site the subject of this PPR and the development intent.  

 Section 3 contains a statement of the objective and/or intended outcomes of the proposed LEP 

amendment. 

 Section 4 provides an explanation of the provisions. 

 Section 5 provides justification for the objectives, outcomes and provisions of the proposed LEP 

amendment. 

 Section 6 provides details of relevant mapping amendments. 

 Section 7 provides details of the community consultation that would be undertaken in respect of the PP as it 

is advanced. 

 Section 8 provides a projected project timeline. 

 Section 9 outlines a conclusion. 
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2 The Subject Land/Site 
 

2.1 LAND DESCRIPTION 

The site comprises land in the property schedule reproduced as Annexure “B”, and depicted in Figure 1 below and 

Annexure “A”. 

 

It generally comprises land on the northern side of Cobbitty Road from the Cut Hill Road/Cobbitty Road intersection 

(western side) to the eastern extremity of Cobbitty Creek. As such, it generally represents the northern flank of the 

Cobbitty Village, stopping short of the Cobbitty Hills landscape unit.  

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 1: Subject land holding 
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The land has been extensively cleared in conjunction with past European settlement activities. Significant existing 

vegetation comprising “freestanding” and “corridor” remnants (the latter largely riparian focussed) contribute 

significantly to local biodiversity qualities and the prevailing landscape character. (Refer to Figure 2 and AE Design 

Masterplan Report Figure 11) 

 

It is noted that there are odour issues associated with the poultry facilities on occasions. (Refer to Figure 15 of AE 

Design Masterplan Report) 

 

The site topography extends from generally level areas and slopes gently to the Nepean River and Cobbitty Creek. 

There are no areas of pronounced variation in local relief or know geotechnical sensitivity. (Refer to Figure 5) 

 

Cobbitty Road is the main transport artery which links directly to Werombi Road, Macquarie Grove Road and The 

Northern Road. It is a rural standard collector road, which has had its verges in the village proper formalised with 

kerb and gutter. Roads which intersect with Cobbitty Road include Cut Hill Road and Chittick Lane; both of which are 

local rural carriageways with informal heavily vegetated road shoulders. It is noted that Chittick Lane has very much 

a rural lane character. (Refer to Figure 1 and the relevant photographs in Figure 6) 

 

An informal cluster of community focussed facilities on Cobbitty Road include: The Cobbitty Public School, the 

arts/crafts gallery, childcare centre, the Cobbitty Store, the Teen Ranch Christian Youth Facility and the Anglican 

Church cluster comprising St Pauls Church, Church hall, Cemetery, the Heber Chapel and the Rectory and their 

respective curtilages. There are several heritage items in this culturally rich cluster. (Refer to Figure 16 in AE Design 

Masterplan Report and Paul Davies commentary) 

 

An open space recreational area and modest support amenities and the local scout hall are located on the fringe of 

the site in Cut Hill Road. (Refer to Figure 5 of AE Design Masterplan Report and the relevant photographs in Figure 

6) 

 

Housing is largely configured in a linear corridor along Cobbitty Road, with larger rural residential lots and dwellings 

dispersed at low density on small acreages to the immediate north of the Cobbitty Road housing strip. The generally 

modest nature of dwellings set amongst isolated remnant trees has given way in part of more recent times to larger 

dwellings in “Manicured” settings. (Refer to Figure 1, the AE Design Masterplan Report and the relevant 

photographs in Figure 6) 

 

Agricultural activities comprise some “low profile” horse agistment facilities and intensive poultry production facilities 

generally on the fringe of the subject land. Other rural activities tend to be of a “hobby farm” nature. It is also noted 

that the University of Sydney have some fringing lands with major existing and planned capital investment in plant 

based agricultural research activities. (Refer to the AE Design Masterplan Report – Figure 2 and the relevant 

photographs in Figure 6). 

 

The land is subject to bushfire prone in response to the existing vegetation regime. (Refer to Figure 3) Further, the 

land is subject to minor flooding associated with the lower order Cobbitty creek system and backwater effect of the 

Nepean River. (Refer to Figure 4) 

 

The land abuts other lands largely of a similar character, except for land to the east which comprises the “Denbigh” 

focussed urban release lands of the South West Growth Centre. 

 

Reticulated water, electricity and telecommunications service the Cobbitty Village environs. (Refer to Figures 17 and 

18 of AE Design Masterplan Report) Wastewater disposal takes place in the form of on-site disposal systems. 
 

The principal qualities of the holding are further depicted in the portfolio of photographs comprising Figure 6 over 

and immediately following. 
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Figure 2: Existing Ecology   
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Figure 3: Bushfire Prone Land (Existing) 
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Figure 4: Flooding 
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Figure 5: Topography/Slope 
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Photograph 1: Eastern extremity of subject land holding (Headwaters of Cobbitty Creek in middle distance) 
 

 
 

 
Photograph 2: Eastern entrance to village proper 
 

 

 

 

 

 

 

 
Figure 6: Subject land holding 
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Photograph 3: Dominant vegetation character of 4,000 m², residential development on eastern entry 

 

 
Photograph 4: Cobbitty Road formal shoulder looking east 
 
 
 
 
 
Figure 6 (continued): Subject land holding 



Page 15 
November 2016 

 

 

   
Planning Proposal – Cobbitty Village 

Pascoe Planning Solutions   

 

 
Photograph 5: Cobbitty General Store (Village “core”) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 6 (continued): Subject land holding 
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Photograph 6: Managing Cobbitty Road heavy vehicle noise 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 6 (continued): Subject land holding 
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Photograph 7: Teen Ranch Christian Camp (Village “core”) 

 

 
Photograph 8: St Pauls Church and Hall 
 
 
Figure 6 (continued): Subject land holding 
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Photograph 9: St Pauls Cobbitty Rectory Paddock 

 

 
Photograph 10: Rear of St Pauls Rectory 
 
Figure 6 (continued): Subject land holding 
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Photograph 11: Chittick Lane and modest residential development (narrow tree lined carriageway)  

 

 
Photograph 12: Chittick Lane/Cobbitty Road intersection looking south over Teen Ranch Property 
 
Figure 6 (continued): Subject land holding 
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Photograph 13: St Pauls Rectory (from Cobbitty Road) 

 

 
Photograph 14: Cobbitty Public School 
 
Figure 6 (continued): Subject land holding 
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Photograph 15: Residential development in “Manicured” setting 

 

 
Photograph 16: Cobbitty Bakehouse Precinct 
 
Figure 6 (continued): Subject land holding 
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Photograph 17: Cut Hill Road/Cobbitty Road Intersection 

 

 
Photograph 18: Cut Hill Road corridor character 
 
 
Figure 6 (continued): Subject land holding 
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Photograph 19: Western perimeter of subject site – Cut Hill Road 

 

 
Photograph 20: Declining investment in local agriculture 

 

 
Figure 6 (continued): Subject land holding 
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Photograph 21: Declining investment in Equine Industry 

 

 
Photograph 22: Cobbitty Recreation Area (with Cobbitty Creek and Cobbitty Hills in middle distance) 

 

 

 

 

 

 

 

 

 
Figure 6 (continued): Subject land holding 
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Photograph 23: Rural Residential Use 

 
 
 
 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
Photograph 24: Intensive poultry production (situated on perimeter of Cut Hill Road Precinct) 
 
 

 

 

 

 

 
Figure 6 (continued): Subject land holding 
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Photograph 25: Degraded Cobbitty Creek riparian corridor 
 

 
Photograph 26: Quality contemporary development Chittick Lane 

 

 
Figure 6 (continued): Subject land holding 
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2.2 CONTEXT 

The subject lands fall to the immediate west of the South West Growth Centre southern precincts and is situated 

north of the Camden Airport and Camden Township. 

 

The broader environs comprise agricultural and agricultural research activities (Sydney University) on the Nepean 

River floodplain and fringing areas, rural residential settlements in Wollondilly Shire and at Grasmere and Kirkham 

and “social” and “physical” service infrastructure. 

 

The land and this broader context is depicted in Figure 7 and is situated approximately 5 kilometres from the 

Camden, Narellan and Oran Park Town Centres.  

 

 

 
 
Figure 7: Subject land in the context of the Town Centres of Camden, Narellan and Oran Park
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3 Objectives or Intended Outcomes (Part 1) 
 

This Planning Proposal has the express purpose of facilitating the low intensity residential transformation of the 

subject site as an extension of the existing Cobbitty Village, ensuring its unique qualities are respected and 

embellished and that a sensitive interface with existing development and transition with broader fringing agricultural 

and institutional holdings occurs, as outlined below: 

 

Objective 

 

To foster the evolution of a sense of place and true village identity whilst facilitating the comprehensive subdivision 

for residential and environmental living purposes, at various low densities, land contiguous with the Cobbitty Village 

in an integrated manner, in accordance with its environmental capacity and capitalising on its environmental 

attributes and the ability to augment existing infrastructure; so as to provide a unique alternative living environment 

to the burgeoning local urban release areas. 

 

Outcomes 

 

In delivering the foregoing objective, it is intended that the following “new Cobbitty Village” outcomes be realised: 

 

 A sustainable and coordinated expansion of the Cobbitty community will be achieved 

 The informal village core will be “formalised” and enlivened 

 An integrated open space and conservation network will be achieved 

 Elements of the natural landscape will be conserved and enhanced 

 A sustainable and innovative water management system 

 Existing physical and human infrastructure will be utilised and embellished 

 A framework will be established for more detailed planning (refined Master planning/DCP development 

including infrastructure delivery) 

 

The subject objective and outcomes were developed in on iterative process founded upon a comprehensive 

understanding of the constraints and opportunities and concurrent visioning exercise for Cobbitty New Village. The 

subject combined constraints and resultant structure plan are contained in Annexure “G” 

 

4 Explanation of Provisions (Part 2) 
 

 Amendment of Camden LEP 2010 Land Zoning maps as follows: 

- Map LZN-002 (16 November 2012) from part RU1 – Primary Production to part R5 – Large Lot 

Residential, RU5 – Rural Village, E4 – Environmental Living, E3 – Environmental Management and 

RE1 – Public Recreation 

- Map LZN-007 (14 November 2014) from part RU1 – Primary Production to R5 – Large Lot Residential, 

RU5 – Rural Village, E4 Environmental Living, E3 – Environmental Management and RE1 – Public 

Recreation 

 

 Amendment of Camden LEP 2010 minimum lot size maps as follows: 

- Map LSZ-002 (16 November 2012) from part AB – 40 hectares to part B-220 (sq.m), U-1,500 (sq.m) 

and W-4,000 (sq.m) and from W-4,000 (sq.m) to part B-220 (sq.m) and part U-1,500 (sq.m). 

- Map LSZ-007 (14 November 2014) from part AB – 40 hectares to part B-220 (sq.m) and part U-1,500 

(sq.m), part -2,000 (sq.m), part 2V-2,000 (sq.m) part W-4,000 (sq.m) and part AA1-10 hectares 

 

 It is also proposed to introduce: 
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- Natural Resources Sensitivity clauses in respect of biodiversity and relevant map sheets1 to reinforce 

the important natural environment / landscape outcomes championed in the Planning Proposal. 

- A limitation of commercial premises (business, office and retail) to a gross floor area of 1,500 sq.m; it 

being noted that CLEP 2010 and clause 5.4 limits kiosks and neighbourhood shops to 50 sq.m and 

100 sq.m respectively. 

 

A local clause for the Cobbitty Village under CLEP 2010 as shown in Annexure “C”. The clause relates to the 

preparation of a Development Control Plan which generally addresses the following elements of the Cobbitty Village 

vision beyond the principal development controls in CLEP 2010 (as proposed to be amended): 

- A transition in residential densities and building typologies 

- Formalisation, embellishment (and enlivenment) of a limited village core 

- Enhanced water management outcomes 

- Rehabilitation and conservation of ecologically sensitive areas and corridors. 

- The sensitive management of land use and existing development interfaces. 

 

Finally, it is not proposed to change the Land Application map, Maximum Building Height map (9.5m) or Land 

Reservation Acquisition map. 

 

 

Relevant draft clauses and preliminary maps form Annexure “C”. 

 

 

5 Justification (Part 3)  
 

5.1 NEED FOR THE PLANNING PROPOSAL (SECTION A) 

5.1.1 IS THE PLANNING PROPOSAL THE RESULT OF ANY STRATEGIC STUDY OR REPORT? 

The Planning Proposal has its origins the Council Community Strategic Plan-Camden 2010 and some of the District 

Plan consultation outcomes in respect of housing diversity. Further, it is reinforced by local Real Estate Research 

such as that communicated by One Agency. 

 

Further, it is consistent with the Metropolitan Plan and Draft Sub Regional Strategy objectives of providing increased 

housing opportunities, particularly as an expansion of existing urban areas. 

 

5.1.2 IS THE PLANNING PROPOSAL THE BEST MEANS OF ACHIEVING THE OBJECTIVES OR INTENDED 

OUTCOMES, OR IS THERE A BETTER WAY? 

The Planning Proposal is considered to represent the best means of facilitating a planning framework for the limited 

urbanisation of the subject land and associated conservation and infrastructure outcomes. In particular, it provides 

an opportunity to realise a vision for an enhanced contemporary rural village. 

 

As such, a more rational approach to zoning amendments is possible. 

 

The proposed rezoning is stylised for direct integration with Camden LEP, 2010, adopting relevant zoning, minimum 

lot size and maximum height of building provisions. Additional provisions will be introduced to CLEP 2010 to address 

enhanced environmental management outcomes. 

 

5.1.3 IS THERE A NET COMMUNITY BENEFIT? 

The following table addresses the evaluation criteria for conducting a “net community benefit test” within the Draft 

                                                           
1 It is noted that the subject clauses will provide a foundation for council’s ability to achieve these fundamental 

outcomes in other environmentally sensitive locations 
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Centres Policy (2009) as required by the guidelines for preparing a planning proposal. 

 

Evaluation Criteria Y/N Comment 

Will the LEP be compatible with agreed State and regional 

strategic direction for development in the area (e.g. land 

release, strategic corridors, development within 800m of a 

transit node)? 

Y The proposed rezoning is compatible with the 

Metropolitan Plan and Draft South West Subregional 

Strategy and Local Strategic Planning directions. Further, 

the land is proximate to a local bus route. 

Is the LEP located in a global/regional city, strategic centre 

or corridor nominated within the Metropolitan Strategy or 

other regional/subregional strategy? 

N The subject site is not identified within a key strategic 

centre or corridor but is contiguous with the existing 

village area and proximate to the South West Growth 

Centre. 

Is the LEP likely to create a precedent or create or change 

the expectations of the landowner or other landholders? 

N The proposed rezoning is unlikely to create a precedent 

within the locality or change the expectations of the site 

as it is strategically located relative to the existing village 

area and South West Growth Centre 

Have the cumulative effects of other spot rezoning 

proposals in the locality been considered? What was the 

outcome of these considerations? 

Y All other recent spot rezoning’s considered by Council 

are consistent with established policy. 

Will the LEP facilitate a permanent employment generating 

activity or result in a loss of employment lands? 

N The proposed village zone (RU5) makes provision for 

neighbourhood shops and other commercial support 

premises and will be encouraged to service the 

expanded resident population. 

Further, the proposal will create employment through the 

construction jobs to install the infrastructure and build the 

homes therefore delivering an economic benefit to the 

community. 

Some modest home business opportunities and 

tradesman residency opportunities will accrue. 

Will the LEP Impact upon the supply of residential land and 

therefore housing supply and affordability? 

Y The proposal will have a positive impact on the 

residential supply by adding to the amount of available 

residential land. 

The proposal will increase the housing choice and type 

of housing and contribute to meeting local residential 

targets. 

Is the existing public infrastructure (roads, rail, utilities) 

capable of servicing the proposed site? Is there good 

pedestrian and cycling access? Is public transport currently 

available or is there infrastructure capacity to support future 

transport? 

Y The existing public infrastructure will need to be 

augmented to service the land holding. This will include 

sewering the subject Precinct, Existing development may 

also benefit from enhanced access to infrastructure. 

Local buses service the area however they are limited 

and primarily cater to school children, although enhanced 

services may emerge to serve an expanded local 

community. 

Will the proposal result in changes to the car distances 

travelled by customers, employees and suppliers? If so, 

what are the likely impacts in terms of greenhouse gas 

emissions, operating costs and road safety? 

N/A N/A 

Are there significant Government investments in 

infrastructure or services in the area where patronage will 

Y The proposal does not require significant further 

investment in public infrastructure, it will largely utilise the 
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be affected by the proposal? If so, what is the expected 

impact? 

existing infrastructure and services. Enhanced bus 

services will, however, be required. The developer will 

extend and upgrade Infrastructure to service the 

development at no cost to government. 

Will the proposal impact on land that the Government has 

identified a need to protect (e.g. and with high biodiversity 

values) or have other environmental impacts? Is the land 

constrained by environmental factors such as flooding? 

Y Although the site has not been identified for conservation 

purposes; The Planning Proposal importantly provides a 

framework for important rehabilitation and conservation 

initiatives.  

Those parts of the land mapped as flood prone are not 

proposed to be developed. Appropriate egress is 

available in the event of flooding and has been 

addressed in the draft structure plan design. Appropriate 

regard has also been had to planning for bushfire 

protection. 

 

Will the LEP be compatible/complementary with 

surrounding adjoining land uses? What Is the impact on the 

amenity in the location and wider community? Will the 

public domain improve? 

Y The proposal is compatible with nearby adjoining 

residential land uses and future residential and rural-

residential uses. It will ensure appropriate buffers and 

compatibility with surrounding agricultural and 

agricultural research activities. 

The site is not an isolated residential development and is 

capable of being well serviced and is proximate to higher 

order centres. 

Will the proposal increase choice and competition by 

increasing the number of retail and commercial premises 

operating in the area? 

Y It will bring a convenience level of limited support 

commercial/retail infrastructure 

If a stand-alone proposal and not a centre, does the 

proposal have the potential to develop into a centre in the 

future? 

N No the scale of the proposed centre is limited. 

What are the public interest reasons for preparing the draft 

plan? What are the implications of not proceeding at that 

time? 

 The proposal will provide additional housing in a variety 

of forms to assist in the delivery of meeting the housing 

growth and dwelling mix actions from the Subregional 

and local strategies. 

It will bring an enhanced level of service infrastructure 

and opportunity to improve infrastructure access to 

existing development. 

If the rezoning was not supported, the site would remain 

in a rural-residential “holding pattern” and the provision of 

additional housing would not be realised. In addition, the 

land may not be maintained and over time would detract 

from the amenity of the locality; whilst the naturally 

sensitive and degraded areas would unlikely be subject 

to conservation initiatives. 

Further, the holistic master planning of the precinct would 

not be realised, and either incremental urban 

development will occur or an incompatible Growth Centre 

extension take place in the future. It provides a long-term 

place focussed strategy. 
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Overall, the proposal will provide a net community benefit for the following reasons: 

 

 It constitutes a balanced and appropriate use of land and is in keeping with the adjoining residential 

character and doesn’t impinge adversely on its broader landscape setting. 

 The proposal will contribute to Council’s requirement to facilitate new dwelling growth, in accordance with 

current plan expectation, in doing so it will importantly provide an alternate product to that of the Growth 

Centre. 

 The proposal will facilitate a mix of dwelling types that encourage social mix and provide housing choice to 

meet the needs of the community. 

 It is located within the existing village area catchment of Cobbitty, with a capacity to provide adequate 

Infrastructure to support the development.2 

 The proposal will not result in any significant adverse environmental impacts and will establish a framework 

for rehabilitation and concentration not currently taking place or planned. 

 It will create local employment opportunities through the proposed village centre and the construction jobs 

to carry out the civil and building works to the benefit of the local economy. 

 It will provide potential opportunities for enhanced servicing of the existing village. 

 

5.2 RELATIONSHIP TO STRATEGIC PLANNING FRAMEWORK (SECTION B) 

5.2.1 IS THE PLANNING PROPOSAL CONSISTENT WITH THE OBJECTIVES AND ACTIONS CONTAINED WITHIN THE 

APPLICABLE REGIONAL OR SUB-REGIONAL STRATEGY (INCLUDING THE SYDNEY METROPOLITAN 

STRATEGY AND EXHIBITED DRAFT STRATEGIES)? 

The following regional and sub-regional strategies are relevant: 

 A Plan for Growing Sydney 

 South West Subregion; Draft Subregional Strategy 

 South Western Sydney Regional Action Plan 

 
A Plan for Growing Sydney (2014) 

A Plan for Growing Sydney released on 14 December 2014 is an action plan which will guide land use planning 

decisions up to 2034. 

 

It consists of a number of directions and action focusses around four (4) goals: 

 ECONOMY; a competitive economy with world class services and transport 

 HOUSING; a city of housing choice with homes that meet our needs and lifestyles; 

 LIVEABILITY; a great place to live with communities that are strong, healthy and well connected; and 

 ENVIRONMENT; a sustainable and resilient city that protects the natural environment and has a balanced 

approach to the use of land and resources. 

 

The Housing Directions listed below are central to the subject Proposal: 

 

2.1 – Improve housing supply across Sydney. 

2.2 – Ensure more homes closer to jobs. 

2.3 – Improve housing choice to suit different needs and lifestyles. 

2.4 – Deliver well planned new areas of housing. 

 

The following Community Directions are also relevant: 

 

3.2 – Create a network of green and open spaces across Sydney. 

3.3 – Create healthy built environments. 

 

Central to the Proposal are also the following Directions: 

                                                           
2 As referred to above. 
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4.1 – Protect Sydney’s natural environment and distinct biodiversity. 

4.2 – Plan for natural hazards like bushfires and floods. 

4.3 – Manage the impact of development and the environment. 

 

South West Subregion; Draft Subregional Strategy (2007) 

The South West Subregion; Draft Subregional Strategy takes the 2005 Metropolitan Strategy, City of Cities; A Plan 

for Sydney’s Future and applies it at the local level to the Local Government Areas of Liverpool, Campbelltown, 

Camden and Wollondilly. 

 

The vision for the southwest is based around 8 key directions; 

 Plan for major housing growth 

 Plan for major employment growth 

 Develop Liverpool as a regional city 

 Intensify existing areas around retail centres and public transport corridors 

 Strengthen centres with public transport 

 Extend transport networks to connect the south west growth centre to existing centres 

 Recognise and support rural character of subregion 

 Protect resource lands 

 

The Planning Proposal is not inconsistent with the draft strategy as it will facilitate additional housing proximate to an 

existing village and will take advantage of existing services and facilities and contribute to their 

enhancement/augmentation. It will importantly contribute in a positive way to housing supply and diversity, 

 

South Western Sydney Regional Action Plan (December 2012) 

NSW 2021; A plan to make NSW number one (September 2011) is a 10-year plan which guides policy and budget 

decisions within NSW. It is based upon an agenda to deliver integrated strategic planning for land use, transport and 

infrastructure investment. NSW 2021 required the development of regional action plans to identify what actions the 

NSW Government can take to improve outcomes in each region and locality. 

 

The relevant plan for Camden is the South Western Sydney Regional Action Plan (SWSRAP) which identifies short 

term priorities for south western Sydney. This region includes the Local Government Areas of Bankstown, Fairfield, 

Liverpool, Campbelltown, Camden and Wollondilly. 

 

The SWSRAP identifies 7 priorities; 

 Grow the economy of South Western Sydney 

 Improve integrated regional transport 

 Deliver appropriate services to disadvantaged and vulnerable members of the community 

 Improve access to quality health services 

 Improve education outcomes 

 Protect our environment and heritage 

 Provide more affordable housing options 

 

The priority’s to protect environment and heritage and provide more diverse and affordable housing options are both 

particularly relevant to this Planning Proposal. 

 

The Protect our environment and heritage priority makes specific reference to the Hawkesbury-Nepean River and 

Georges River systems and their catchments and the need to protect these natural environments. The site is located 

within the Hawkesbury-Nepean catchment and drains both directly and indirectly (via Cobbitty Creek in the latter 

instance) to the Nepean River. 

 

If the Planning Proposal progresses further information will be required to address the Proposal’s consistency with 

Sydney Regional Environmental Plan No 20 – Hawkesbury-Nepean River, which integrates planning with catchment 

management to protect the river system. 
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The Greater Sydney Commission 

The Greater Sydney Commission was established with a charter of delivering “A Plan for Growing Sydney” (the 

Plan). Central to delivery of the Plan is a District Focus and the development and implementation of District Plans. 

 

Camden Local Government Area forms part of the South West District. It is understood that Camden Council and the 

people of the Camden and more broadly Macarthur have informed the compilation of a relevant draft District Plan. 

Such plan is likely to proceed to public exhibition and a further consultation phase shortly. The contents of such plan 

were unknown at the time of compiling the subject Planning Proposal. 

 

This Planning Proposal as such has relied upon a broad reference to the “former” draft Sub Regional Strategy and 

the broad District Plan “championing” of a place based and natural systems and support infrastructure 

focus/underpinning. 

 

5.2.2 IS THE PLANNING PROPOSAL CONSISTENT WITH THE LOCAL COUNCIL’S COMMUNITY STRATEGIC PLAN 

OR OTHER LOCAL STRATEGIC PLAN? 

The Planning Proposal is also consistent with Council’s Community Strategic Plan – Camden 2010 (CSP). 

The subject community inspired plan for Camden’s future is structured on six (6) key directions; namely; 

 

 Managing Camden’s growth. 

 Healthy urban and natural environments. 

 A prosperous economy. 

 Effective and sustainable transport. 

 An enriched and connected community. 

 Strong local leadership. 

 

The Plan and these themes are developed clearly against the backdrop of the State Plan and the South West 

Sydney Regional Action Plan. (The latter being reinforced above). 

 

The proposal is noted in particular to be consistent with; inter alia, the following CSP Strategies: 

 

1.1.2 – Conserving and enhancing the heritage, character and lifestyle of the area where possible  

 

1.1.3 – Ensuring adequate, accessible and high quality open and public spaces is made available 

 

1.3.1 – Ensuring greater choice and diversity in housing to meet a range of existing and future community needs. 

 

2.1.1 – Prioritising the protection and enhancement of biodiversity throughout the local government area and South 

West Growth Centre through the active management and restoration of bushland and riparian corridors. 

 

2.1.2 – Improving the quality of our local rivers and waterways, and actively managing water throughout the area, 

including stormwater. 

 

2.1.3 – Promoting the sustainable use and management of Camden’s natural assets and attractions for the 

enjoyment of residents and visitors to the area, having regard for the future condition and primary role of these 

assets. 

 

2.1.6 – Encouraging and facilitating biodiversity conservation efforts on private lands through effective partnerships, 

assistance and education. 

 

2.4.1 – Provision and management of parks and natural open spaces that are accessible, connected and well-

maintained to enhance community and environmental health, recreation and leisure opportunities, and appreciation 

of the local environment. 
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4.2.1 – Improving public transport options, access, innovation and integration to ensure that public transport 

becomes a viable, affordable and well utilised alternative to private vehicles. 

 

4.2.2 – Developing a network of cycleways, footpaths and safe crossing points throughout the local area that provide 

a convenient and attractive alternative to the use of motor vehicles. 

 

 

5.2.3 IS THE PLANNING PROPOSAL CONSISTENT WITH APPLICABLE STATE ENVIRONMENTAL PLANNING 

POLICIES? 

The study area is subject to the provisions of a raft of State Environmental Planning Policies (SEPPs). 

 

An overview assessment of compliance with the prevailing SEPPs forms Annexure “D”. 

 

A brief commentary in respect of the most pertinent SEPPs is provided below: 

 

The policies highlighted importantly to not prohibit and/or significantly constrain the Planning Proposal.  

 

Deemed State Environmental Planning Policy - Sydney Regional Environmental Plan No 20 - Hawkesbury—Nepean 

River (No 2 - 1997) 

 

The proposed development will importantly be serviced by reticulated water and sewer. In particular, relevant 

measures will need to be implemented at the subdivision stage to protect receiving waters of the Nepean 

system. No sensitive landscapes are impacted by the proposal. Further, waste disposal, air quality and 

predicted climate change are considered negligible having regard to the scale of the proposal. The general 

planning considerations and specific planning policies and strategies will be observed. Further, the relevant 

development controls will be addressed in future development. 

 

State Environmental Planning Policy No 55 - Remediation of Land 

 

This policy aims to promote the remediation of contaminated land for the purpose of reducing the risk or harm 

to human health or any other aspect of the environment. A Preliminary Contamination Assessment by GHD 

concluded that there was unlikely to be a significant constraint to the proposed use for residential purposes. 

GHD further opined that a detailed site investigation should be undertaken as the Planning proposal is 

potentially advanced and appropriate Remediation Action Plans implemented if need be. 

 

State Environmental Planning Policy (Infrastructure) 2007 

This policy aims to facilitate the effective delivery of infrastructure. It may potentially be utilised in the 

instillation of service infrastructure for the village expansion. 

 

State Environmental Planning Policy (Affordable Rental Housing) 2009 

This policy in seeking to facilitate affordable housing opportunities makes provision for; inter alia, secondary 

dwellings, beat only on land in the subject context zoned R5 – Large Lot Residential.  

 

 

5.2.4 IS THE PLANNING PROPOSAL CONSISTENT WITH APPLICABLE MINISTERIAL DIRECTIONS (SECTION 117 

DIRECTIONS)? 

Section 117 Directions detail matters to be addressed in LEPs so as to achieve particular principles, aims and 

objectives or policies. Produced at Annexure “E” is a checklist of compliance with applicable Directions. 

 

All relevant Directions can be adequately accommodated or departures justified in the preparation of an LEP 

amendment of the nature foreshadowed in this Planning Proposal. 
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The relevant considerations in respect of the Section 117 Directions highlighted to be of relevance in Annexure “E” 

are summarised below. 

 

Direction 1.2 Rural Zones 

 

The objective of this Direction is to protect the agricultural production value of rural land. 

 

The proposal will result in the loss of land, not considered to represent prime agricultural land, given its generally 

modest soil qualities, relative lack of access to secure water supplies and fragmented land ownership pattern. 

 

Intensive agriculture is not considered likely to be viable moving forward given the likely modest return on major 

capital investment. Additionally, the economic rent given metropolitan land pricing is likely to discourage rural 

investment. 

 

Finally, the proposal is considered to be insignificant in the context of the subject Direction and justified by a 

specialist Rural Lands Study undertaken by GHD. 

 

 

Direction 1.5 Rural Lands 

 

The objectives of this Direction are to: 

 

 protect the agricultural production value of rural land 

 facilitate the orderly and economic development of rural lands for rural and related purposes. 

 

The proposal will not meet the subject objectives. It is, however, considered to be by the GHD Rural Lands Study 

referenced above at Direction 1.2 Rural Zones. 

 

Direction 2.1 Environmental Protection Zones 

 

The objective of this Direction is to protect and conserve environmentally sensitive areas. 

 

An extensive preliminary Ecological Constraints assessment was undertaken by GHD. The Assessment identified 

21.90 hectares and 18.99 hectares of high and very high ecologically constrained land respectively. 

 

The draft Structure Plan has sought to retain a significant amount of the subject vegetation as major corridor 

initiatives. These are reflected in the proposed E3 – Environmental Management and E4 – Environmental Living 

zones and the proposed introduction to the CLEP 2010 of a Natural Resources Sensitive “layer”. 

 

A biodiversity offsetting strategy is also an integral element of the draft Structure Plan outcome. 

 

The GHD Assessment impartiality concludes that there is scope within the Study Area to provide an appropriate 

balance between development and conservation lands. Further, residual impacts on native biodiversity, including 

threatened biota listed under both the TSC and EPBC Acts, would be balanced by the provision of a suite of 

biodiversity offsets. This approach it is opined would ensure that a suitable development/conservation footprint is 

delivered for the Study Area. 

 

Direction 2.3 Heritage Conservation (E4) 

 

The objective of this Direction is to conserve items, areas, objects and places of environmental heritage significance 

and indigenous heritage significance. 

 

The standard heritage conservation provisions are contained in Camden LEP 2010 and will prevail in the event of 

the Planning Proposal being advanced and implemented. 
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Further, in advancing the Planning Proposal, investigations in respect of indigenous heritage will be commissioned. 

No matters of European Heritage are potentially adversely impacted by the Proposal. (Refer to Heritage Impact 

Assessment by Paul Davies Pty Ltd). 

 

Direction 3.1 Residential Zones 

 

The objectives of this Direction are to: 

 

(a) encourage a variety and choice of housing types to provide for existing and future housing needs; 

(b) to make efficient use of existing infrastructure and services and ensure that new housing has appropriate 

access to infrastructure and services; and 

(c) to minimise the impact of residential development on the environment and resource lands. 

 

The objectives are met in that: 

 

 The proposal does not seek to reduce the amount of residential land but rather contribute to additional 

lands that assist Camden Council in reaching its housing targets. 

 A significant void in the housing market will be addressed and housing diversity enhanced. 

 The site is located adjacent to existing residential development and its support infrastructure. 

 The site is serviced with appropriate perimeter roads and utility infrastructure which can be amplified to 

enable residential development. 

 Relevant infrastructure and DCP provisions are proposed to be referenced in the amendment to Camden 

LEP 2010. 

 Some areas of environmental sensitivity will be adversely impacted, however, appropriate conservation 

strategies with a bio banking focus can lead to acceptable environmental outcomes. Additionally, significant 

woody weed infestations will be removed and rehabilitation of degraded areas undertaken. 

 The loss of agricultural land has been justified by the GHD Rural Lands Study. 

 

Direction 3.3 Home Occupations 

 

The objective of this Direction is to encourage the carrying out of low impact small businesses in dwelling houses. 

 

Home occupations as permissible uses without consent in all the residential zones proposed. 

 

 

Direction 3.4 Integrated Land Use and Transport 

 

The objective of this Direction is to ensure that urban structures, building forms, land use locations, development 

designs, subdivision and direct layouts achieve a comprehensive suite of planning objectives including: 

 

(a) improving access to housing, jobs and services by walking, cycling and public transport, and 

(b) increasing the choice of available transport and reducing dependence on cars, and 

(c) reducing travel demand including the number of trips generated by development and the distances 

travelled, especially by car, and 

(d) supporting the efficient and viable operation of public transport services, and 

(e) providing for the efficient movement of freight. 

 

The Proposal is consistent with the Direction in that: 

 

 The site is proximate to Cobbitty Village which is serviced by public transport. 

 The site is contiguous with existing residential development. 

 The site is accessible to public bus services (although irregular) on the surrounding roads. Development will 

likely lead to enhanced levels of bus service. 
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 A significant emphasis has been placed on ensuring extensive, high amenity fully integrated 

cycleways/walkways. 

 Enhanced service facilities will reduce outward bound journeys to nearby centres. 

 

Direction 4.3 Flood Prone Land 

 

The objectives of this Direction are to: 

 

(a) to ensure that development of flood prone land is consistent with the NSW Government’s Flood Prone Land 

Policy and the principles of the Floodplain Development Manual 2005, and 

(b) to ensure that the provisions of an LEP on flood prone land is commensurate with flood hazard and 

includes consideration of the potential flood impacts both on and off the subject land. 

 

The land holding is subject to partial inundation by floodwaters. These floodwaters at the 1% AEP frequency only 

affect the fringe of the holding. They are largely the product of the influence of the Nepean River in flood events. 

 

In the subject events there are likely to be minimal velocities on the fringe of Cobbitty Creek; similarly the Nepean 

impact on the western perimeter is largely of a backwater nature. 

 

The draft structure plan has had specific regard to the NSW Flood plain Development Manual, 2005 and Camden 

Local Environmental Plan 2010 and Camden Development Central Plan 2011. 

 

Detailed flood modelling will ensure the veracity of the draft structure Plan. (Refer to the GHD Flooding and 

Stormwater Assessment) 

 

Direction 4.4 Planning for Bushfire Protection 

 

The objectives of this Direction are: 

 

 to protect life, property and the environment from bushfire hazards, by discouraging the establishment of 

incompatible land use in bushfire prone areas, and 

 to encourage sound management of bushfire prone areas. 

 

The land holding is subject to bushfire risk. Such risk is obviously closely aligned with the significant stands of 

vegetation, the prevailing slope and general climatic zone. 

 

The Bushfire Constraints Assessment undertaken by GHD concluded that the potential bushfire constraints are not 

overly complex and the areas proposed for development are not significantly constrained by issues relating to 

bushfire. 

 

Compliance with Planning for Bushfire Protection, 2006 and a conservative approach are cited as most likely to 

provide for increased bushfire resilience. 

 

Additionally, Council (as the Planning Authority) must consult the Rural Fire Service following the receipt of a 

“gateway” determination under Section 56 of the EP&A Act and have regard to any comments received. 

 

 

Direction 6.1 Approval and Referral Requirements 

 

The objective of this Direction is to ensure that LEP provisions encourage the efficient and appropriate assessment 

of development. 

 

This Direction is complied with in the preparation of Camden LEP 2010. 
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Direction 6.2 Reserving Land for Public Purposes 

 

The objectives of this Direction are: 

 

 to facilitate the provision of public services and facilities by reserving land for public purpose, and 

 to facilitate the removal of reservations of land for public purposes where the land is no longer required for 

acquisition. 

 

The Planning Proposal proposes to create, zonings or reservations of land for public purposes by virtue of the 

proposed RE1 public recreation zone. The dedication/acquisition of such land 

 

Direction 6.3 Site Specific Provisions 

 

The objective of this Direction is to discourage unnecessarily restrictive site specific planning controls. 

 

The Planning Proposal will rezone the site to some already existing zones in Camden LEP 2010 that allows the land 

use without imposing any development standards or requirements in addition to those contained in those zones. It 

also proposes to introduce a Rural Village zone as a focus for a range of village related activities, including; inter 

alia, some compact housing forms such as retirement living. 

 

The proposed local clause will ensure the sensitivities of the precinct and the established vision are realised. 

 

Direction 7.1 Implementation of the Metropolitan Strategy 

 

The objective of this Direction is to give legal effect to the vision, land use strategy, policy, outcomes and actions 

contained in the Metropolitan Strategy. 

 

The Planning Proposal is considered to be consistent with the Metropolitan Strategy “A Plan for Growing Sydney” 

2014 and the companion document, the Draft South West Subregional Strategy. Further, the Planning Proposal is 

unlikely to be inconsistent with the planning principles that would underpin the likely quest for housing diversity and 

natural systems conservation in the yet to be released draft District Plan, as it applies to the Camden Local 

Government Area. 
 

5.3 ENVIRONMENTAL, SOCIAL AND ECONOMIC IMPACT (SECTION C) 

5.3.1 IS THERE ANY LIKELIHOOD THAT CRITICAL HABITATS OR THREATENED SPECIES, POPULATIONS, 
ECOLOGICAL COMMUNITIES OR THEIR HABITANTS, WILL BE ADVERSELY AFFECTED AS A RESULT OF 

THE PROPOSAL? 

Yes. This matter has been considered under Section 117 Direction 2.1 above and in the context of the specialist 

GHD Ecological Assessment. Importantly, a balanced planning outcome, including significant ecological 

conservation initiatives. 

 

It is, however, likely to be a “Gateway” requirement that an Assessment of Significance and Conservation Strategy 

principles will need to be further developed. 

 

5.3.2 ARE THERE ANY OTHER LIKELY ENVIRONMENT EFFECTS AS A RESULT OF THE PLANNING PROPOSAL 

AND HOW ARE THEY PROPOSED TO BE MANAGED? 

No other adverse environmental impacts are likely to be occasioned by pursuit of a development scheme of the 

nature promoted in the draft Structure Plan, if undertaken in an environmentally sensitive manner, as promoted in 

this Planning Proposal. 

 

Notwithstanding the foregoing statement, it will, however, be important to embrace the principles contained in 
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“Planning for Bushfire Protection” (NSW Rural Fire Service, 2006). 

 

Comprehensive Indigenous heritage investigations and European heritage investigations will also need to build upon 

the preliminary heritage conclusions. 

 

A traffic management statement will attest to the final acceptability of the preferred accessibility scenario. 

 

Odour and noise impacts will be managed with buffers and appropriate urban design strategies. 

 

All the preceding potential impacts are importantly manageable and will inform the final design and development and 

implementation of management guidelines. 

 

5.3.3 HOW HAS THE PLANNING PROPOSAL ADEQUATELY ADDRESSED ANY SOCIAL AND ECONOMIC EFFECTS? 

The Proposal will address the current land supply limitations and move toward fulfilling the accommodation needs 

attached to the subregional population and housing projections. In doing so, diversity of housing in particular is likely 

to be enhanced. 

 

The Proposal will importantly contribute to land supply in a positive manner particularly in respect of housing 

diversity. The particular market sector targeted by proposal is clearly devoid of adequate supply. (Refer to One 

Agency Market Demand and Supply Overview). 

 

Further, the prospects of achieving thresholds that will provide the natural mass for enhanced community facilities 

and amenities will ultimately benefit existing and new residents alike. 

 

Associated with natural mass is also the prospect of enhanced bus services to the local community and potentially 

opportunities to make the sewering of the existing village more viable. 

 

The requirement for reticulated sewer could assist in making the sewer backlog program for the existing viable. 

Further, the prospects of local treatment may have potential positive water supply implications for users seeking 

such form of water supply locally. (Refer to Calibre Assessment of water and wastewater servicing report – Cobbitty) 

 

Further, the development process will have a positive economic impact upon the development/construction industry, 

inclusive of the prospects of local employment on many fronts, both in design and construction. 

 

Indeed, under the proposed scenario, no adverse social and/or economic impacts are foreshadowed. 

 

5.4 STATE AND COMMONWEALTH INTERESTS (SECTION D) 

5.4.1 INTRODUCTION 

The “Gateway” determination will identify the nature and extent of consultation required with State or Commonwealth 

Public Authorities. This may include: 

 

 consultation required under section 34A of the EP&A Act where the Responsible Planning Authority (RPA) 

is of the opinion that critical habitat or threatened species populations, ecological communities or their 

habitats will or may be adversely affected by the Planning Proposal; 

 consultation required in accordance with a Ministerial Direction under section 117 of the EP&A Act: and 

 consultation that is required because in the opinion of the Minister (or delegate), a State or Commonwealth 

public authority will or may be adversely affected by the proposed LEP. 

 

5.4.2 IS THERE ADEQUATE PUBLIC INFRASTRUCTURE FOR THE PLANNING PROPOSAL? 

Public infrastructure will be required to be provided in the form of reticulated sewer services and reticulated water 

augmented to support the development of the subject land (and potentially adjoining land) as communicated in this 
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Planning Proposal. 

Preliminary investigations by Calibre have concluded there is probably some spare capacity in the Sydney Water 

reticulated water supply evolving system and that the final servicing options could only be established past gateway.
Similarly, Calibre concluded collect and transfer to Camden West may be feasible in respect of wastewater subject 

to modelling. Further, the option of collect and transfer to a private system and the reuse of treated water locally was 

also considered passible subject to modelling. 

The nature and extent of augmentation will be finally determined having regard to more detailed investigations as 

part of the continued “evolution” of this Planning Proposal and subsequent Master planning of the land. 

The logistics (physical and economic) of providing such requisite infrastructure are considered to be realisable. 

The catchment and nature of the land is such that a comprehensive Stormwater Management Plan predicated upon 

the principles of Water Sensitive Urban Design can be readily designed and implemented and indeed will be central 

to the envisaged development scheme. (Refer to GHD Flooding and Stormwater Assessment Report) 

Such scheme will likely be dedicated to Council as part of the development process for ongoing care and 

maintenance and will require Council input at the design stage to ensure acceptance of the prospects of ultimate 

dedication. It may be that some of the rehabilitated riparian areas remain in the ownership of newly created 

allotments and are subject to restrictive covenant arrangements in respect of care/maintenance. 

Reticulated electricity and telecommunications facilities will also be provided as service infrastructure. Such are 

capable of ready installation in a pragmatic physical and economic sense. (Refer to GHD Electricity and 

Telecommunications Servicing Assessment) 

Development of the land as proposed in this Planning Proposal will entail the construction and ultimate dedication of 

an appropriate subdivisional road network. Such network should integrate efficiently with the existing network.  

A detailed traffic assessment will identify the suitability of such network and any impacts on the “external” system 

which require redress. (Refer Vargna Traffic Impact Report) 

Amplification/enhancement and provision of both onsite and offsite infrastructure, including community infrastructure, 

will involve relevant contributions pursuant to Section 94 (EP&A Act) and/or a Voluntary Planning Agreement. Such 

contributions will be determined in response to more detailed planning actions as the Planning Proposal progresses. 

5.4.3 WHAT ARE THE VIEWS OF STATE AND COMMONWEALTH PUBLIC AUTHORITIES CONSULTED IN ACCORDANCE

WITH THE GATEWAY DETERMINATION, AND HAVE THEY RESULTED IN ANY VARIATIONS TO THE PLANNING

PROPOSAL? 

The relevant State and Commonwealth public authorities would be consulted following the outcome of the “Gateway” 

determination. Council would be responsible for carrying out this consultation in accordance with Section 57 of the 

EP&A Act. 

Typical authorities likely to be consulted include: 

Office of Environment and Heritage 

National Parks and Wildlife Service 

Environment and Climate Change 

Heritage Branch 

Community Services 

Department of Education 
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Department of Family and Community Services 

 

Health Department NSW 

 

Department of Primary Industries 

 Agriculture 

 Land and Natural Resources 

 Office of Water 

 

Department of Planning and Environment 

 

Roads and Maritime Services 

 

Sydney Water 

 

Endeavour Energy 

 

Telstra 

 

AGL 

 

Rural Fire Service 

 

 

 

6 Mapping (Part 4) 
 

The following mapping amendments and additions to Camden Local Environmental Plan 2010 (CLEP2010), as 

summarised in Section 4 (Part 2), are proposed. Such mapping is to be prepared in accordance with the Department 

of Planning and Environment’s “Standard Technical Requirements for Spatial Datasets and maps”. 

 

The subject mapping importantly seeks to contain sufficient information to explain the substantive effect of the 

proposed LEP amendments. 

 

Item Change to zoning maps of 

CLEP 2010 for the subject 

land 

Action Map changes 

1 Currently the subject land 

is zoned RU1 – Primary 

Production. 

Amend the relevant Land 

Zoning Map sheets from 

RU1 – Primary Production 

so as to provide for a 

range of low density 

residential development 

and village focussed 

activities. Specifically, it is 

proposed to zone land 

principally R5 – Large Lot 

Residential and 

Environmental Living-E4. 

Additionally, it is proposed 

zone land forming the 

Village at RU5 – Rural 

Village, the open space 

area RE1 – Public 

Map LZN-002 (16 

November, 2012) from part 

RU1 – Primary Production 

to part R5 Large Lot 

Residential, RU5 – Rural 

Village, E3-Environmental 

Management, E4 

Environmental Living and 

RE1 Public Recreation. 

 

Map LZN-007 (14 

November, 2014) from part 

RU1 – Primary Production 

to part R5 – Large Lot 

Residential, RU5-Rural 

Village, E3-Environmental 

Management, E4-
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Recreation and the major 

ecologically sensitive area 

E3-Environmental 

Management 

 

 

Environmentyal Living and 

Re1-Public Recreation. 

2 Currently the subject land 

has a minimum lot size in 

part of 40 hectares and 

part 4,000 sq.m. 

Amend the relevant maps 

sheets from depicting a 

minimum lot size area of 

40 hectares and small 

precinct of 4,000 sq.m. 

minimum lot size area 

 

These amendments are 

proposed to facilitate 

comprehensive 

subdivision for residential 

purposes and limited 

commercial and public 

recreation and 

conservation purposes 

Map LSZ-002 (16 

November, 2012) from part 

40 hectares to part B-220 

(sq.m), part U-1,500 

(sq.m) and W-4,000 (sq.m) 

and from W-4,000 (sq.m) 

to part B-220 (sq.m) and 

part U-1,500 (sq.m) 

 

Map LZN-007 (14 

November 2014) from part 

AB 10 hectares to part B-

220 (sq.m), part U-1,500 

(sq.m) part V-2,000 (sq.m), 

part W-4,000 (sq.m) and 

part AA1 – 10 hectares.  

3 Currently there are no 

maps of Natural Resource 

Sensitivity 

Introduce map sheets 

depicting areas of prime 

biodiversity sensitivity. 

Introduce maps NRS-002 

and NRS-007 

 

 

7 Community Consultation (Part 5) 
 

Community consultation remains an important element of the Plan making process. The companion document “A 

Guide to Preparing Local Environmental Plans” outlines community consultation parameters. 

 

The subject provisions in respect of notification and the exhibition materials to support the consultation will be 

observed. 

 

It is considered that the Planning Proposal will be of major significance to the community and Authorities, given the 

significant transformation of the locality proposed. As such, it is appropriate that the Planning Proposal should be 

exhibited for a minimum period of 28 days.3 

 

Typically, Council (as the RPA) is likely, as a minimum to: 

 Place notification in a newspaper that circulates in the Camden Local Government Area 

 Place notification on Council’s website. 

 Notify in writing all affected and adjoining landowners, under the circumstances of the subject Planning 

Proposal 

 

Given the significance of the proposal, Council may also consider it appropriate to conduct a public forum or similar. 

 

The views of State and Commonwealth Public Authority will be critical in the advancement of the Planning Proposal 

as referred to above and should be obtained during the consultation phase. 

 

                                                           
3 As identified for all non-low-impact proposals. (A guide to preparing Local Environmental Plans.) 
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Before proceeding to public exhibition, the Director General of Planning (or delegate) must approve the form of the 

Planning Proposal as being consistent with the “Gateway” determination (EP&A Act 57(2)). 

Any submissions received in response to the community consultation would need to be fully considered, in 

accordance with the prevailing statutory provisions. 

8 Project Timeline (Part 6) 

The following notional timeline is proposed for advancing the subject Planning Proposal. 

Action / Stage Target Date 

Lodgement of Planning Proposal with Council 18 November, 2016 

Review by Council 

Community and public Authority consultation 

December, 2016 

January, 2017 

February, 2017 

Report to Council March, 2017 

Referral to Department of Planning and Environment for 

a Gateway Determination  

April, 2017 

Anticipated commencement date (Date of Gateway 

Determination) 

June, 2017 

Anticipated timeframe for completion of additional 

required technical / study information 

October, 2017 

Community and Authority Consultation November 2017, 

December, 2017 

Consideration of submissions by Council and potential 

amendments (Note: Assumes no public hearing) 

January, 2018 

February, 2018 

March, 2018 

Report to Council April, 2018 

Submission to Department of Planning and Environment 

to finalise the LEP amendment 

May, 2018 

Anticipated making of LEP amendment if delegated August, 2018 

Anticipated date of LEP amendment notification to 

Department of Planning and Environment 

September, 2018 

Having regard to the preceding notional timeline it is anticipated that a timeframe of approximately 24 months should 

be provided to complete the relevant LEP amendment. 

9 Conclusion 

The subject Planning Proposal sought to understand the much lauded, but rarely documented, unique qualities 

of Cobbitty, and prepare and document a persuasive case for the rezoning of the subject land for principally 

low density residential, conservation and open spaces purposes, as an expansion and embellishment of the urban 

fringe village of Cobbitty. 

It seeks to provide a residential living dimension not currently available in the burgeoning local and regional urban 

release areas, thereby facilitating enhanced housing diversity. 

In doing so it seeks to reinforce the informal existing “village core” and enhance the sense of place, protect the 

fundamental “environmental skeleton” and provide a backdrop for possible major service infrastructure upgrades to 
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the betterment of existing village residents.  



 

 

Annexure “A” 
 

The Study Area (Subject Land Holding) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 

 



Annexure “B” 
Real Property Schedule 



 

 

 
Schedule Plan LOT No. 

   

1 DP 1103936 455 

2 DP 376114 1 

3 DP 1087440 8 

4 DP 579256 1 

5 DP 826181 33 

6 DP 852681 64 

7 DP 579256 2 

8 DP 545709 12 

9 DP 610574 21 

10 DP 713747 5 

11 DP 713747 2 

12 DP 713747 1 

13 DP 617259 102 

14 DP 740025 31 

15 DP 740243 104 

16 DP 740243 103 

17 DP 1146764 2 

18 DP 713747 4 

19 DP 848633 322 

20 DP 826181 34 

21 DP 604645 11 

22 DP 604645 12 

23 DP 604645 13 

24 DP 848633 323 

25 DP 848633 321 

26 DP 876022 101 

27 DP 876022 102 

28 DP 736668 110 

29 DP 1179762 2009 

30 DP 1179762 2012 

31 DP 1179762 2010 

32 DP 1179762 2011 

33 DP 634889 1 

34 DP 634889 2 

 
 



 

 



 

 

Annexure “C” 
 

Suite of Draft Mapping and Clause Amendments to Camden Local 
Environmental Plan, 2010 



 

 

 

 





 

 

 
7.9 Biodiversity protection 
 

(1)  The objective of this clause is to maintain terrestrial and aquatic biodiversity including: 

(a)  Protecting native fauna and flora, and 

(b)  Protecting the ecological processes necessary for their continued existence, and 

(c)  Encouraging the recovery of native fauna and flora and their habitats, and 

(d)  Protecting water quality within drinking water catchments. 

(2)  This clause applies to land identified as “sensitive land” on the Natural Resources—Biodiversity Map. 

(3)  Before determining a development application for land to which this clause applies, the consent authority must 

consider any adverse impact of the proposed development on the following: 

(a)  Native ecological communities, 

(b)  The habitat of any threatened species, populations or ecological community, 

(c)  Regionally significant species of fauna and flora or habitat, 

(d)  Habitat elements providing connectivity, 

 (4)  Development consent must not be granted to development on land to which this clause applies unless the consent 

authority is satisfied that: 

(a)  The development is designed, sited and will be managed to avoid any adverse environmental impact, or 

(b)  If that impact cannot be avoided—the development is designed, sited and will be managed to minimise that 

impact, or 

(c)  If that impact cannot be minimised—the development will be managed to mitigate that impact. 

 

http://www.legislation.nsw.gov.au/#/view/EPI/2011/85/maps


 

 

 

 



 

 

 

7.10 Cobbitty Village 
 

(1) The objectives for the development of the Cobbitty Village Precinct are as follows: 

(a) To ensure that development takes place in a manner consistent with the Cobbitty Village vision. 

(b) To ensure the orderly development of the Cobbitty Village. 

(c) To ensure appropriate build form and specific integrated landscape and bushfire hazard management outcomes. 

(d) To ensure appropriate conservation and general hazard management outcomes. 

(e) To facilitate limited commercial development. 

(f) To promote land use compatibility. 

(g) To ensure sustainable service provision. 

(h) To ensure diverse and integrated means of accessibility. 

(2) This clause applies to the land identified as “Cobbitty Village” on the Cobbitty Village Development Map 

(3) Development consent must not be granted for development to which this clause applies unless the consent authority 

has taken into consideration a development control plan approved by Council for that purpose that contains 

comprehensive provisions relating to, but not limited to: 

(a) The integration of different land uses through appropriate design and buffers, and 

(b) The layout and design for the movement of vehicle and pedestrian cycle movements, including the utilisation of 

green corridors, and 

(c) Minimisation of the impact of development on the heritage significance of the site, including both built and 

archaeological heritage items and the proposed means of conservation management, and 

(d) Stormwater and water quality management, and 

(e) The conservation of natural water courses, and 

(f) Retention and creation of rural character roads, and 

(g) The servicing of the land, and 

(h) Management of open space and public lands, and 

(i) Limitations on commercial development. 

(4) The maximum aggregate gross floor space of commercial buildings in the Cobbitty Village shall not exceed a gross 

floor area of 1,500 sq.m. 



 

 

 

 



 

 

Zone RU5   Village 

1   Objectives of zone 

•  To provide for a range of land uses, services and facilities that are associated with a rural village. 

•  To minimise adverse environmental impacts on adjoining land uses and the natural environment. 

•  To maintain environmental and visual amenity. 

2   Permitted without consent 

Home occupations 

3   Permitted with consent 

Bed and breakfast accommodation; Building identification signs; Business identification signs; Business premises; 

Car parks; Child care centres; Community facilities; Dwelling houses; Environmental facilities; Environmental 

protection works; Flood mitigation works; Food and drink premises; Garden centres; Hardware and building 

supplies; Home-based child care; Home businesses; Home industries; Information and education facilities; 

Markets; Neighbourhood shops; Office premises; Places of public worship; Plant nurseries; Public administration 

buildings; Recreation areas; Recreation facilities (indoor); Recreation facilities (outdoor); Respite day care centres; 

Roads; Roadside stalls; Rural supplies; Schools; Secondary dwellings; Semi-detached dwellings; Seniors housing; 

Service stations; Shop top housing; Veterinary hospitals 

4   Prohibited 

Any development not specified in item 2 or 3 
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Overview of State Environmental Planning Policies 



State Environmental Planning Policies 

(SEPPs) 

Consistency Comments 

SEPP No 1 Development Standards N/A CLEP 2010 is a Standard Instrument Local 
Environmental Plan. It incorporates Clause 4.6 
Exceptions to Development Standards, which 

negates the need for consistency with SEPP 1. 

SEPP No. 4 - Development Without Consent and 
Miscellaneous Complying Development 

N/A N/A 

SEPP No.6 - Number of Stories in a Building Yes The planning proposal does not contain 
provisions that will contradict or will hinder the 

application of the SEPP. 

SEPP No. 14 - Coastal Wetlands N/A Not applicable in the Camden LGA. 

SEPP No. 19 - Bushland in Urban Areas Yes The Planning Proposal facilitates a balanced 
planning outcome. 

SEPP No. 21 - Caravan Parks N/A Not applicable to this Planning Proposal. 

SEPP No. 22 - Shops and Commercial Premises N/A Not applicable to this Planning Proposal. 

SEPP No. 26 - Littoral Rainforests N/A Not applicable in the Camden LGA. 

SEPP No. 30 - Intensive Agriculture N/A Not applicable to this Planning Proposal. 

SEPP No. 33 - Hazardous and Offensive 
Development 

N/A Not applicable to this Planning Proposal. 

SEPP No. 36 - Manufactured Home Estates N/A Not applicable in the Camden LGA. 

SEPP No. 44 - Koala Habitat Protection N/A Not applicable in the Camden LGA. 

SEPP No. 47 - Moore Park Showground N/A Not applicable in the Camden LGA. 

SEPP No. 50 - Canal Estates N/A Not applicable to this Planning Proposal. 

SEPP No. 52 - Farm Dams and Other Works in 
Land and Water Management Plan Areas 

N/A Not applicable in the Camden LGA. 



SEPP No. 60 - Exempt and Complying Development Yes The planning proposal will not contain provisions 
that will contradict or would hinder the application 

of the SEPP. 

SEPP No. 62 - Sustainable Aquaculture N/A Aquaculture is not proposed or hindered by the 
Planning Proposal. 

SEPP No. 64 - Advertising and Signage N/A Not applicable to this Planning Proposal. 

SEPP No. 65 - Design  Quality of Residential Flat 
Development 

Yes The Planning Proposal does not apply to zones 
where residential flat buildings are permissible. 

SEPP No. 70 - Affordable Housing (Revised Schemes) N/A Not applicable in the Camden LGA 

SEPP No. 71 - Coastal Protection N/A Not applicable in the Camden LGA. 

SEPP (Affordable Rental Housing) 2009 Yes The Planning Proposal will not contain provisions 
that will contradict or would hinder the application 

of the SEPP. 

SEPP (Housing for Seniors or People with a Disability) Yes The Planning P roposal does not contain 
provisions that will contradict or would hinder a 
future application for SEPP (HSPD) housing. 

SEPP (Building Sustainability Index: BASIX) 2004 Yes The Planning Proposal will not contain provisions 
that will contradict or would hinder the 

application of the SEPP. Future development 
applications for dwellings will need to comply with 

this policy. 

SEPP (Kurnell Peninsula) 1989 N/A Not applicable in the Camden LGA. 

SEPP (Major Development) 2005 N/A Not applicable to this Planning Proposal. 

SEPP (Sydney Region Growth Centres) 2006 N/A Not applicable to this Planning Proposal. 

SEPP (Mining, Petroleum Production and Extractive 
(Industries) 2007 

Yes This Planning Proposal does not contain 
provisions which would contradict or hinder the 

application of this SEPP. 

SEPP (Temporary Structures) 2007 N/A Not applicable to this Planning Proposal. 

SEPP (Infrastructure) 2007 Yes Certain infrastructure required to service 
residential development would be permissible in 

accordance with this SEPP. 



 

 

SEPP (Kosciuszko National Park - Alpine Resorts) 
2007 

N/A Not applicable in the Camden LGA. 

 

SEPP (Rural Lands) 2008 Justifiably 
Inconsistent  

The proposal is supported by a specialist 
Rural Lands study prepared by GHD. 

SEPP (Exempt and Complying  Development Codes) 
2008 

Yes The planning proposal does not contain 
provisions that will contradict or would hinder the 

application of the SEPP at future stages, post 
rezoning. 

SEPP (Western Sydney Parklands) 2009 N/A Not applicable in the Camden LGA. 

SEPP (Western Sydney Employment Area) 2009 N/A Not applicable in the Camden LGA. 

SEPP (Sydney Drinking Water Catchment) 2011 N/A Not applicable in the Camden LGA. 

Deemed State Environmental Planning Policies 

(Formerly Regional Environmental Plans) 

Consistency Comments 

REP No.9 - Extractive Industry (No 2) 

 
N/A 

 
Not applicable to this Planning Proposal. 

REP No.20 - Hawkesbury-Nepean River (No 2 1997) N/A The general planning considerations and 
specific planning policies and strategies 

will be observed further, the relevant 
development controls will be addressed in 

future development. 

Drinking Water Catchments REP No.1 N/A Not applicable in the Camden LGA. 

 
 
 
 

 



 

 

Annexure “E” 
 

Overview of Section 117 Directions 
(Environmental Planning and Assessment Act 1979)  



 

 

 
 

Ministerial Direction 
Applicable 

to LEP 

Consistency of LEP 

with Direction 

 

Assessment 

1. Employment and Resources 

1.1  Business and industrial Zones Yes Yes To the limited extent of relevance the existing 
local store based B1 zone is retained. 

1.2  Rural Zones Yes Justifiably Inconsistent The Planning proposal is justified by a 

supporting rural lands study which gives 

consideration to the objectives of this Direction. 

1.3  Mining, Petroleum Production and 

Extractive Industries 

Yes Yes Future extraction if it were to occur is not 
compromised by the Planning Proposal 

1.4  Oyster Production No N/A N/A 

1.5  Rural Lands Yes Justifiably 
Inconsistent 

The “right-to-farm” surrounding land beyond the 
Planning Proposal is not compromised 

Inconsistencies are justified by the Rural Lands 
Study. 

2. Environment and Heritage 

2.1   Environmental Protection Zones Yes Yes The Planning Proposal includes provisions which 

facilitate the most environmentally sensitive 

areas and appropriate environmental living 

opportunities. The subject approach is not 

inconsistent with the specialist ecological 

assessment. 

2.2  Coastal Protection No N/A N/A 

2.3  Heritage Conservation Yes Potential The subject land includes a series of items of 

European Heritage and areas of potential 

Aboriginal sensitivity. The Planning Proposal 

in amending CLEP 2010 will be subject to the 

Heritage Conservation provisions detailed at 

Clause 5.10 of CLEP 2010. Notwithstanding 

additional investigations will likely be 

undertaken as the Planning Proposal is 

advanced. 
2.4  Recreation Vehicle Area Yes Yes The Planning Proposal does not propose 

to facilitate development for the purpose 
of a recreation vehicle area. 

    



 

 

3. Housing, Infrastructure and Urban Development 

3.1  Residential Zones Yes Justifiably 

Inconsistent 

The proposed RU5 and R5 zones permit a 

range of types of residential development 

adjacent to an existing urban area. The Direction 

is considered to be generally fulfilled.  

      3.2  Caravan Parks and 

Manufactured Home Estates 

Yes Yes Caravan Parks are currently precluded in all 
proposed residential zones. Further, it is intended 

to prohibit them in the proposed RU5 village 
zone. 

3.3  Home Occupations Yes Yes  "Home occupations” are permissible without 

consent in all relevant zones. 

 

3.4  Integrating Land Use and transport Yes Yes The Planning Proposal seeks to rezone land 
adjoining an existing “urban area” for principally 
residential development. The site is proximate to 

public transport and will potentially facilitate 
expanded and enhanced bus services. 

Opportunities to optimise pedestrian/cycleway 
should be pursued. 

3.5 Development Near 

Licensed Aerodromes 

Yes Yes The Planning Proposal includes land which is not 
directly impacted by operational parameters 

associated with the Camden Airport. None the 
less consultation should take place with the 

relevant authorities as the Planning Proposal is 
progressed. 

3.6 Shooting Ranges Yes Yes There are no licensed shooting ranges in 
the locality. 

4. Hazard and Risk 

4.1 Acid Sulphate Soils No N/A Land not known to exhibit acid sulphate 

qualities. 

4.2  Mine Subsidence and Unstable 
Land 

No         N/A Direction does not apply. 

4.3  Flood Prone Land Yes                         Yes The Planning Proposal has been prepared in 

accordance with the NSW Flood Plane Land 

Policy and the principles of the Floodplain 

Development Manual 2005. 

4.4  Planning for Bushfire 

Protection 

Yes Yes The Planning Proposal is generally consistent 

with “Planning for Bushfire Protection, 2006” and 

will be further refined as it is advanced.  

5. Regional Planning 

5.1  Implementation of 

Regional Strategies 

No N/A Not applicable in the Camden LGA 

5.2  Sydney Drinking Water 

Catchments 

Catchments 

No N/A Not applicable in the Camden LGA 



5.3  Farmland of State and Regional 

Significance on the NSW Far North 

Coast 

No N/A Not applicable in the Camden LGA. 

5.4 Commercial and Retail Development 

along the Pacific Highway, North 

Coast 

No N/A Not applicable in the Camden LGA. 

5.5 Development in the vicinity of 

Ellalong, Paxton and Millfield 

(Cessnock LGA) 

No N/A Revoked. 

5.6  Sydney to Canberra Corridor No N/A Revoked. 

5.7  Central Coast No N/A Revoked. 

5.8  Second Sydney Airport: Badgerys 

Creek 

No N/A Not applicable in the Camden LGA. 

5.9 North West Rail Link Corridor 

Strategy 

No N/A Not applicable in the Camden LGA. 

5.10 Implantation of Regional 

Plans 

No N/A No relevant Regional Plan. The relevant District 
Plan is about to be released. 

6. Local Plan Making

6.1  Approval and Referral 
Requirements 

Yes Yes The proposal is consistent with this direction 

because it does not alter the provisions relating 

to approval and referral requirements. 

6.2  Reserving Land for 

Public Purposes 

Yes Potential to be The proposed dedication of land identified as RE1 
will need to be finally accepted by Council. 

6.3  Site Specific Provisions Yes Yes No site specific provision is proposed. 

7. Metropolitan Planning

7.1  Implementation of A Plan for Growing 

Sydney 

Yes Yes Consistent – Seeks to increase housing supply 

and diversity at a local scale in a location which 

is generally consistent with the locational 

commentary of the Plan. 

7.2  Implementation of Greater Macarthur 

Land Release Investigation 

N/A N/A The land is not in the subject investigation area. 
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1.0 Introduction
This Masterplan Report has been prepared to support a 
Planning Proposal by Pascoe Planning Solutions enabling 
the expansion of Cobbitty Village through rezoning of 
land outside of the existing Village from RU1 Primary 
Production to principally R5 Large Lot Residential. The 
purpose of this report is to:

1. Provide an overview of Cobbitty Village and its 
surrounds (the Study Area highlighted in FIgure 1), 
including:

A. Strategic Context; and
B. Local Context, including Built Form and 

Open Space, Access, Environmental 
Analysis, Heritage, Landscape Character and 
Infrastructure Availability.

2. Establish a Development Footprint (land to be 
rezoned as outlined in the Planning Proposal) and 
Desired Future Character derived from analysis of 
the Strategic and Local Context.

3. Propose a Structure Plan which provides for:
A. The creation of a place which sensitively 

leverages off Cobbitty’s character;
B. Rural residential allotments between 1,500m2 

and 4,000m2 with transition to rural lands 
beyond;

C. A cluster of smaller lots reinforcing a new 
Village Core;

D. An integrated open space and conservation 
network;

E. Appropriate accessibility and servicing; and
F. A sustainable and innovative water cycle 

management system.
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Figure 1: Cobbitty Village and surrounds (Study Area)
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1.1 Background
This Masterplan Report has been prepared with 
reference to the 10 October 2016 letter issued 
by Council detailing issues which would need to be 
addressed in documenting a Planning Proposal (PP) to 
develop a transformative extension of Cobbitty Village. 
The issues are reproduced as follows:

1. Rezoning of rural land:
The PP must provide justification for the rezoning of 
rural land located outside the South West Growth 
Centre for urban purposes, and must address the 
relevant s.117 Directions with particular regard 1.2 
Rural Zones and 1.5 Rural Lands.
It is advised that a study or report which explores 
the viability of rural and agricultural uses on this 
land, and the impacts of rezoning this land for urban 
purposes, should be undertaken.

2. Transition between proposed rezoned land 
and adjoining rural zoned land:
The PP must address how the proposed rezoning 
will provide an appropriate transition between the 
proposed rezoned land the adjoining rural zoned 
land to mitigate land use conflict.

3. Other Key Planning Considerations:
Other Key Planning Considerations should also be 
covered within the PP such as:

• Traffic and transport (including impacts upon 
Cobbitty Road);

• European and Aboriginal heritage;
• Site capability assessment including geotechnical, 

contamination and salinity;

• Economic/retail assessment (if the proposal 
includes to introduce any land with a business 
or commercial zoning, which was not indicated 
during the meeting);

• Housing analysis;
• Social and community infrastructure assessment;
• Water cycle management (flooding and 

drainage);
• Services and infrastructure delivery strategy;
• Air quality;
• Acoustics;
• Biodiversity; and
• Bushfire.
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2.0 Strategic Context
2.1 South West Villages
As shown in Figure 2, Cobbitty is situated on Cobbitty 
Road, east of the Nepean River. There are a number 
of similar Villages located along the Nepean River, 
including Mulgoa, Wallacia, Warragamba, Silverdale and 
The Oaks (as well as Oakdale roughly 7 kilometres 
west of The Oaks).

Cobbitty Road provides vehicular access to the Northern 
Road, linking Narellan to Penrith via the South West 
Growth Centre, Western Sydney Airport at Badgerys 
Creek and the Western Sydney Employment Area. 
Investigations into the extension of the South West 
Rail Link from Leppington to Narellan are currently 
underway,

The South West Growth Centre enables continued 
urban sprawl at Sydney’s outer edge, transforming the 
character of the area from rural village to suburban. As 
such, there is an opportunity for modest expansion of 
the Villages along the Nepean River to accommodate 
increased rural residential living opportunities which 
better relate to the existing context, incorporating:

• Large allotment sizes to allow for generous 
backyards, parking for multiple vehicles (cars, bikes 
and boats) and extensive landscaping, vegetation 
retention and regrowth;

• Interconnected public open space incorporating  
walking and cycling tracks within re-established 
riparian corridors along stream lines;

• Retained rural views;
• New Village Core including services to provide for 

the needs of new and existing residents.

BLUE MOUNTAINS
NATIONAL PARK

WESTERN SYDNEY
EMPLOYMENT AREA

SEPP (SRGC) 2006
SOUTH WEST GROWTH CENTRE

Sydney Water Pipeline

WALLACIA

SILVERDALE

WARRAGAMBA

COBBITTY

THE OAKS

CAMDEN

ELLIS LANE

MULGOA

NARELLAN

HARRINGTON
PARK

M12 MOTORWAY SHORTLISTED OPTIONS

M
9 

O
U

T
ER

 S
Y

D
N

EY
 O

RB
IT

A
L 

IN
V

ES
T

IG
AT

IO
N

                                                    S
O

U
T

H
 W

E
S

T
 R

A
IL

 L
IN

K
 IN

V
E

S
T

IG
A

T
IO

N

Figure 2: Strategic context (DoPE 2015)
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2.2 Camden Market Analysis
Camden LGA has undergone significant change in 
recent times with residential development occurring 
at a rapid rate. Its population is predicted to grow 
from 63,000 to 256,000 by 2040 (CC 2013, p. 9). 
This is primarily as a consequence of the South West 
Growth Centre (see Figure 2), in which a large portion 
of available housing stock is in the form of detached 
dwellings situated in allotments with insufficient size to 
enable private recreation. As such, there is a strong 
appetite for larger, rural residential living opportunities 
in the Camden LGA (most recent subdivision being 
“The Lanes” Estate at Kirkham, which had lots between 
2,000sqm-4,000sqm lots).

Conversely, GHD in its Rural Land Study (appended to 
this Planning Proposal) made the following comments 
with respect to agricultural viability in the Study Area: 
“Having regard to the information available, including 
the general knowledge of agriculture in the area by 
the consultant, it is clear that the majority of the land 
within the study area has limited capability and viability 
in its current form” (2016, p. 25). This is primarily due 
to the fragmented ownership of land (holdings do not 
meet CLEP 2010 Minimum Lot Size Requirements) and 
insufficient capability of existing infrastructure.

As such, there is an opportunity for rezoning of land 
designated for agricultural uses to rural residential, 
provided development relates to the existing context 
as discussed in the previous page.
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2.3 Camden Local Environmental Plan 2010

Clause 1.2 of the Camden Local Environmental Plan 
2010 (CLEP 2010) sets out Aims of the Plan as follows:

1. This Plan aims to make local environmental planning 
provisions for land in Camden in accordance with 
the relevant standard environmental planning 
instrument under section 33A of the Act.

2. The particular aims of this Plan are as follows:
A. to ensure Camden retains its valued traditional 

qualities, character and scenic landscapes 
while providing for sustainable urban growth,

B. to ensure that new communities are planned 
and developed in an orderly, integrated 
and sustainable manner and contribute to 
the social, environmental and economic 
sustainability of Camden,

C. to ensure natural assets within Camden are 
protected and enhanced,

D. to minimise the impact on existing and future 
communities of natural hazards such as bush 
fires and flooding,

E. to ensure that appropriate housing 
opportunities are provided for all existing 
and future residents of Camden at all stages 
of their lives,

F. to ensure that the economic, employment 
and educational needs of all existing and 
future residents of Camden are appropriately 
planned for,

G. to ensure the agricultural production potential 
of rural land, and prevent the fragmentation 

of agricultural holdings,
H. to ensure that the recreation, cultural and 

social needs of all existing and future residents 
of Camden are appropriately planned for,

I. to protect and restore the environmental 
values of land, including waterways and 
riparian land, as part of the natural systems,

J. to conserve and enhance the built and 
landscape heritage of Camden.

The PP has had the subject aims as central to its 
compilation, reflecting in summary:

• Preservation of the traditional qualities associated 
with Cobbitty and the associated landscape, while 
providing for limited sustainable rural residential 
growth.

• Carefully planned and considered development 
that is focussed on place making:

• Has a clear vision;
• Responds to the natural features and existing 

building pattern;
• Provides improved connectivity and pedestrian 

permeability;
• Facilitates additional opportunities for 

recreation, social interaction and integration 
of an expanded open space network; and

• Provides for sustainable water management 
and proactive biodiversity conservation.

• Conserve and preserve the unique atmosphere 
available at Cobbitty and the surrounding area.

2.3.1 Aims of Plan
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2.3.2 Existing Land Use Zoning

As shown in Figure 4, Land Use Zoning per CLEP 
2010 applies in the locality as follows:

• R5 Large Lot Residential forming a ribbon along 
Cobbitty Road;

• RU1 Primary Production north and south of 
Cobbitty Road R5 ribbon;

• E2 Environmental Conservation to the east as 
a buffer to higher density residential uses in 
Harrington Park and Oran Park; and

• SP2 Educational Establishment adjoining the 
Cobbitty Road R5 ribbon to the west (University 
of Sydney research facilities).

The majority of land zoned RU1 Primary Production is 
not utilised for intensive agriculture (see Section 2.2). 
There is an opportunity to:

• Conduct further investigations into the viability 
of land zoned RU1 Primary Production for rural 
residential living opportunities enabled by R5 Large 
Lot Residential zoning;

• Rezone a small portion of land in the ribbon of 
R5 Large Lot Residential along Cobbitty Road 
as RU5 Village to enable a Village Core, serving 
existing and new residents; and

• Protect land in which riparian corridors are 
re-established through RE1 Public Recreation 
zoning, retain high value vegetation through 
E3 Environmental Management zoning, and an 
additional Natural Resource Sensitivity clause 
applicable to all natural resource sensitive land.
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Figure 4: Land Use Zoning (CLEP 2010)

RU1 Primary Production
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2.3.3 Minimum Lot Size

As shown in Figure 5, Minimum Lot Size per CLEP 
2010 applies in the locality as follows:

• V - 2000m2 in the ribbon of R5 Large Lot 
Residential along Cobbitty Road;

• AB - 40 hectares north and south of the Cobbitty 
Road R5 ribbon; and

• W - 4,000m2 at the eastern edge of the Village 
as a transition along Cobbitty Road to rural uses.

Allotment sizes in land zoned RU1 Primary Production 
do not reflect the Minimum Lot Size control of 
AB - 40 hectares. Allotment sizes are insufficient to 
accommodate intensive agricultural uses. There is an 
opportunity for reduced minimum lot sizes in land 
identified in this report as suitable to R5 Large Lot 
Residential.
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Figure 5: Minimum Lot Size (CLEP 2010)
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2.4 Camden 2040 Strategic Plan for the People and Place of the Camden Local Government Area
Camden Council’s 2040 Strategic Plan outlines the 
vision for the Local Government Area’s future growth, 
including the following Key Directions:

Key Direction 1 - Actively Managing Camden’s 
Growth:

• Retaining within Camden the valeud heritage and 
characteristics - its history, open spaces and scenic 
vistas, natural setting, country town feel and lifystyle.

• The timely funding and delivery of infrastructure 
and services, which means planning and security 
the necessary commitment and resources prior to 
development.

• Improving the environment, including maximising 
opportunities for environmental restoration through 
the development process, and managing impacts 
from loss of native vegetation and rural land, 
retaining natural heritage, minimising the effects of 
climate change, and ensuring sustainable access to 
and use of natural resources.

• Creating good quality, liveable urban environments 
with a greater density than is currently available in 
the Camden area, including providing a range of 
efficient, affordable and innovative housing styles and 
public urban and open spaces.

• Building communities, not just suburbs, which are 
vibrant, connected and people-focused, with good 
quality community, cultural and educational services 
and facilities.

Key Direction 2 - Healthy Urban and Natural 
Environments

• Ensuring the protection of environmental values and 
function where healthy and mature ecosystems exist.

• Managing the impact of greater numbers of people 
living in the area on the environment, including 
waste generation and management, air quality, and 
pressure on rivers and ecosystems.

• The impacts from the loss of rural land and farming 
activities on fresh, local and affordable food supply 
and increased production pressure on remaining 
agricultural lands.

• Carefully designing new urban areas to promote high 
levels of health and amenity in neighbourhoods and 
public spaces.

Key Direction 3 - A Prosperous Economy

• Building a good skills match between jobs and 
residents in Camden and the Macarthur region 
through developing an increasing diversity of local 
skills, attracting people with diverse skills to live in 
this area, and through a focus on young people as 
the future labour force.

• The effective development of town centres as vibrant 
economic and community hubs, including ... new local 
centres ... and strengthening the identity, role and 
functioning of established town centres.

Key Direction 4 - Effective and Sustainable 
Transport

• ...to reduce the amount of time local residents spend 
travelling, particularly in private vehicles.

Key Direction 5 - An Enriched and Connected 
Community

• Ensuring that new communities are connected and 
inclusive through the timely provision of effective 
services and programs in new release areas, 
particularly acknowledging that many new residents 
will not have any community ties within their new 
area.

• Creating the sense of community spirit and pride 
within new communities that is currently enjoyed 
within the existing population, and retaining the 
friendliness and involvement that is characteristic of 
rural and country communities.

Key Direction 6 - Strong Local Leadership

• The ability to establish early in the planning process 
the kind of characteristics, outcomes and opportunities 
the community want to see delivered through growth, 
which is not usually available through the longer term 
natural evolution and change of a local area.

• Achieving the balanced outcomes that the 
community have expressed, including maximising the 
opportunities from growth and retaining the valued 
aspects of Camden’s rural and country heritage and 
landscape.
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3.1 Built Form & Open Space
As shown in Figure 6:

• Existing built form is predominantly detached 
dwellings concentrated along Cobbitty Road. North 
and south of Cobbitty Road are dispersed larger 
footprints reflecting agricultural and educational 
uses.

• Open space is limited (22.6 hectares) to two 
parks accessible via Cut Hill Road and Chittick 
Lane respectively. Presumably for safety reasons, 
access to these parks is controlled.

There is an opportunity to provide additional 
interconnected (between existing and new open spaces 
and the Village) and high quality public open spaces 
within re-established riparian corridors along stream 
lines. These would incorporate new walking and cycling 
trails.

S o u t h  W e s t

G r o w t h  C e n t r e

O r a n  P a r k
U r b a n  R e l e a s e

A r e a

W o ll o n d i l l y

L G A

W o ll o n d i l l y

L G A

C ut H ill Re s e rv e

T e e n R an c h

C ri c k et 

G ro u n d

M
a

c
q

u
a

r l
i e

G
r o

v
e

 R
d

N
e

p
e

a
n

 
R

i v
e

r

C o b b i t t y  R o a d

C o b b i t t y  R o a d

C obb itty  Creek

C
h

it
ti

c
k

 L
n

C
u

t 
H

il
l 

R
o

a
d

scale 1:15000@A3

project client prepared by legend

drg title

drawn checked

drg no.

date issueCut Hill Road Cobbitty

KK

Figure 6: Built form and open space

3.0 Local Context

Residential

School/ University

Church

Teen Ranch

Local Shops/ Village Markets

Day Care Centre



Cobbitty Masterplan Report

design partnershipae
architecture  urban design  planning

13

3.2 Access
As shown in Figure 7:

• The Northern road intersects Cobbitty Road to the 
west of the village. Cobbitty Road provides access 
to the village from the west. This provides access 
to and from the Oran Park Town Centre and 
Narellan. 

• Macquarie Grove intersects with Cobbitty Road 
from the south providing access to Cobbitty from 
the south. This provides access to and from Kirkham 
and Camden Town Centre.

• Cuthill Road intersects with Cobbitty Road from the 
North. This provides access to Fred Small Reserve 
and rural allotments to the north of Cobbitty. 

• Werombi Road intersects with Cobbitty Road from 
the West. This provides access to and from the 
Oaks, Werombi and Grassmere. 

• Bus routes for the area include:
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Figure 7: Access

Route 31

Route 32

Cobbitty Walk

Vehicular Access

• Route 31: Cut Hill Road, Cobbitty to Camden 
via Coates Park Road

• Route 32: Warragamba to Camden via 
Werombi and Theresa Park
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3.3 Environmental Analysis
3.3.1 Slope

As shown in Figure 8:

• There are several high points in the locality, including:
• Along Cobbitty Road forming a natural 

ridgeline; and
• North-west of the intersection of Cobbitty 

Road and Cut Hill Road.
• Land falls away from these high points to the Nepean 

River and Cobbitty Creek with slope steepest south 
of Cobbitty Road and north of Cobbitty Creek.

The findings do not preclude the expansion of Cobbity 
Village within the Study Area, there being no steep/
unstable lands south of the Cobbitty Hills.
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Figure 8: Slope (Landpartners 2016)
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3.3.2 Landform

Figure 9: Landform

As shown in Figure 9, development is predominantly 
situated on the highpoints and along ridgelines. The 
process of erosion has resulted in valleys. Breaks in 
development enable rural vistas, incorporating features 
such as creeks, bush, hills and mountains. There is an 
opportunity to maintain the rural character of the Village 
and surrounds through retention of these views.
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3.3.2 Geotechnical Analysis

As shown in Figure 10, the study area geology comprises 
a mix of:

• Qal: Quartz and lithic ‘fluvial’ sand, silt and clay.
• Rwa: Laminite and dark-gray silstone.
• Rwb: Shale, cabonaceous claystone, laminite, coal in 

parts.
• Rwb: unnamed sandstone member.

In its Preliminary Contamination Assessment, GHD notes:

• “The NSW Office of Environment and Heritage 
Acid Sulfate Soils risk maps (1997) indicates that 
the site is not expected to be underlain by Acid 
Sulfate Soils”; and

• “With respect to land contamination issues, 
based on GHD’s experience at sites with similar 
use and history and considering the potential 
sources of contamination identified, and subject to 
further detailed site investigation and preparation/
implementation of a remediation action plan (if 
required), GHD does not anticipate any signficant 
constraint to the future use of the site as a 
residential development” (p. 16).

The findings do not preclude the expansion of Cobbitty 
Village within the Study Area.
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Figure 10: Geology and soil (Clark & Jones 1991)

Qal: Quartz and lithic ‘fluvial’ sand, silt and clay

Rwa: Laminite and dark-gray silstone 

Rwb: Shale, carbonaceous claystone, laminite, coal in parts

Rwbs: Unnamed sandstone member
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3.3.3 Riparian & Flooding

Riparian

As shown in Figure 11, there are a number of streams 
within the study area discharging to the Nepean River 
and Cobbitty Creek. There is an opportunity to augment 
and restore a number of the streams to provide a 
connected, natural setting to future development whilst 
managing overland flows.
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Figure 11: Overland flows
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Flooding

As shown in Figure 12:

• A portion of the study area is affected by both 
local Cobbitty Creek catchment and Nepean River 
backwater flooding;

• 1% AEP flood from the Nepean River is expected 
to impact the northern edge of the study area;

• 5% AEP flood only marginally affects the northern 
portion of the study area.

The majority of the Study Area is located above the 
1% AEP denoted by the blue line. The findings do not 
preclude the expansion of Cobbitty Village within the 
Study Area where land is higher than the 1% AEP.
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Figure 12: Flooding (GHD 2016)

Flood (1% AEP) 
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3.3.4 Vegetation

As shown in Figure 13, vegetation within the Study Area 
includes:

• The majority of the Study Area has been cleared to 
allow for pastoral uses;

• Some clusters of native vegetation has been 
retained/regrown, including:

• HN528 Grey Box - Forest Red Gum grassy 
woodland on flats (Moderate/good - poor) 
shown yellow.

• HN528 - Forest Red Gum grassy woodland 
on flat (Moderate/good - high) shown orange.

• HN526 Forest Red Gum - Rough-barked 
Apple grassy woodland (Moderate/good - 
poor) shown brown.

There is an opportunity to retain the areas of highest 
biodiversity value, focus development in areas of lower 
biodiversity value, and offset the residual impacts. 
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Figure 13: Vegetation (NSW NP&WS 2002)
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Figure 14: Vegetation (NSW NP&WS 2002) with poor condition vegetation removed

As shown in Figure 14, there is an opportunity to:

• Generally set aside the area mapped as very high 
constraint for formal biodiversity conservation (e.g. 
through a Biobanking Agreement or similar other 
suitable conservation covenant).

• Other areas of high ecological constraint could be 
incorporated into managed open space to protect 
moderate to high condition vegetation with large 
old hollow-bearing trees and riparian areas. In this 
way, an ecologically sustainable development could 
be achieved. While some properties may not be at 
all developable due to the presence of very high 
ecological constraints, the use of them as biodiversity 
offsets allows for additional development to be 
achieved elsewhere in the study area.

In its Ecological Constraints Assessment, GHD (appended 
to this Planning Proposal) noted that: “The potential 
conservation areas would make a valuable contribution 
to local and regional biodiversity and would provide a 
suitable ‘like for like’ offset for development impacts. 
Additional areas managed for open space would also 
contribute to biodiversity conservation. As such, there is 
scope within the Study Area to provide an appropriate 
balance between development and conservation lands” 
(p. 47).
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3.3.5 Bushfire

As shown in Figure 15, parts of the study area are 
designated as bushfire prone. There is an opportunity 
to mitigate bushfire risk through implementation of 
the vegetation strategy outlined in Section 3.3.4 and 
appropriation of APZs (expected to be in the order 
of 10-15 metres in accordance with RFS requirements) 
to mitigate bushfire risk.
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Figure 15: Bushfire (GHD 2016)
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Figure 16: Bushfire with poor condition vegetation removed

As shown in Figure 16, there is an opportunity to 
mitigate bushfire risk through implementation of 
the vegetation strategy outlined in Section 3.3.4 and 
appropriation of APZs (expected to be in the order 
of 10-15 metres in accordance with RFS requirements) 
to mitigate bushfire risk.
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High/ Very High Constraint: Retained Vegetation (Coastal Valley Grassy Woodland)
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3.3.6 Odour

Two farms are located within the study area:

• ‘Glendenning Farms’ - egg layer farm with a 
capacity for 55,000 birds.

• ‘Pep’s Ducks’ - duck broiler farm with annual 
production of 35,000 birds.

In its Odour Assessment, GHD notes: “The results 
[of modelling] indicate that the predicted odour 
unit concentrations at the site meet the DECCW’s 
assessment criteria. It can therefore be concluded that 
the proposed subdivision site would not be adversely 
affected by odour from the approved operations of 
the duck broiler farm and egg layer farm” (p. 18).
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Figure 17: Odour (GHD 2016)

2 Odour Units
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3.4 Heritage
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Figure 18: Heritage (CLEP 2011)

As shown in Figure 18, there are a number of items 
of European Heritage signifiance within Cobbitty Village 
and its surrounds. No Aboriginal Heritage Studies 
pertaining to the Village and its surrounds were found. 
However, in our experience, items of Aboriginal 
Heritage significance are generally found beside streams 
due to their being less likely to have been subject to 
modification. Land cleared for pastoral and agricultural 
activities (in which development enabled by this 
Planning Proposal is to predominantly occur) is less 
likely to yield items of Aboriginal Heritage significance. 

Under the NPW Act 1974 all Aboriginal objects are 
afforded statutory protection, irrespective of context. 
Given the prevalence of Aboriginal heritage in this 
region the project team advises that some Aboriginal 
objects, and therefore an AHIP would be required 
prior to development commencing. However, the OEH 
has instructed that the positive identification of at least 
one Aboriginal stone object is required before an AHIP 
can be granted. Therefore archaeological work, either 
survey and/or test excavation, is required to identify an 
object prior to the application being submitted. 

As such, once an Aboriginal object(s) has been located 
in within the Development Footprint it would be 
recommended that an area based AHIP be obtained to 
allow the development to proceed. Obtaining such an 
AHIP would mean that a stop work order would not 
be necessary should further Aboriginal stone objects be 
identified within these lands.

Should no objects be identified through survey or 
test excavation, then a due diligence approach could 
be considered for the proposed works. In order to 
procure an area based AHIP an approved Council DA 
is required, prior to lodgement of the AHIP application. 
There is an opportunity to ensure that all creek 
lines and natural streams are avoided as proposed 
development areas to ensure that potential aboriginal 
artefacts are not impacted. 

Heritage
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3.5 Landscape Character
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Figure 19: Landscape character

Landscape Types:

• Pastoral land with scattering of trees. Distinct 
green and yellow grasses covering undulating 
topography.

• Woodland located along creek line and follows 
streams.

• Detached single dwellings north of Cobbitty Road, 
with dense vegetation located between dwellings. 

• Pastoral land with open landscape and woodland.

View Analysis:

• Views to the north from Cobbitty Road are 
restricted by dwellings and vegetation between 
buildings along Cobbitty Road. Cobbitty Hills are 
visible in the distance, but there is limited visual 
access to the pastoral land.

• Key views looking to the south, which provides 
views toward Camden and the Nepean looking 
down the river

Woodland

View Corridor

View Constraint

Precinct Pockets
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3.6 Infrastructure Availability
3.6.1 Water

As part of its Assessment of Water and Wastewater 
Servicing Report (appended to this Planning Proposal), 
Calibre Consulting noted the following:

• “Cobbitty Village is served by the Narellan South 
Reservoir Water Supply System which is part of 
the Macarthur Water Filtation Plant Bulk Water 
Supply. This system currently serves the Camden 
LGA and the Oran Park/Turner Road Precincts 
and the Catherine Fields Precinct Acceleration 
Protocol (PAP) area of the South West Growth 
Centre (SWGC). SW has made allowances in its 
future growth servicing plans to serve the additional 
first release precincts of Marylands, Lowes Creek 
and part of Bringelly. Further development around 
the village of Cobbitty has not been allowed for” 
(p. 2).

• “SW has advised that the proposed 1,100 lot 
development at Cobbitty has not been taken 
into account in its planning for the South West 
Growth Centre Developments. It is understood 
that until the proposed development has planning 
support, SW will not have funding available to 
undertake planning for the proposed development 
as it is committed to the servicing of the rezoned 
precincts of the SWGC” (p. 3).

• “SW’s current water supply planning has allowed 
for approximately 35,000 new dwellings in the 
areas of Oran Park, Marylands, Lowes Creek, 
Catherine Fields and Turner Road to be served 
over the next 25 to 30 years from the Narellan 

South Water Supply System in addition to the 
areas already supplied in Campbelltown and 
Camden. While SW has not included Cobbitty 
in its planning it is not unreasonable to assume 
that there will be some spare capacity in the 
DN 500/600 mains in The Northern Road as 
development of the SWGC areas develop. The 
proposed Cobbitty development is only 1.5 km 
from the mains in The Northern Road” (p. 5).



Cobbitty Masterplan Report

design partnershipae
architecture  urban design  planning

27

3.6.2 Wastewater

As part of its Assessment of Water and Wasterwater 
Servicing Report (appended to this Planning Proposal), 
Calibre Consulting noted the following: “Cobbitty Village 
is currently unsewered. The nearest sewerage system is 
located in Oran Park, which drains to SPS1161. SPS1161 
collects sewage from a substantial area of Oran Park 
including the town centre and transfers flows to West 
Camden Sewage Treatment Plant (STP) via SPS673, 
SPS484 and SPS440, a distance of approximately 10 
km” (p. 7).

Two strategies were suggested:

Strategy 1: Collect and transfer to the existing 
West Camden System

Two collection options could be considered in the 
planning phase. Collection either by a conventional gravity 
collectionsystem or a pressure sewer system (PSS).

As the area will not drain by gravity to the catchment of 
SPS1161 a conventional collection system will require a 
number of sewage pumping stations to transfer flows to 
SPS1161 depending on the footprint of the development. 
A 4 km long DN 200/250 mm rising main laid along 
Cobbitty Road would most likely be required. The length 
of reticulation and leadin sewers would depend on the 
development area which is currently under review.

The cost of transferring flows can be reduced by using 
a PSS. Also a PSS has the advantage of only transferring 
peak dry weather flows, reducing the impact on the 
receiving system in wet weather. Pressure sewerage 

systems have been used extensively by SW to service 
a number of villages including Stanwell Park, Jamberoo, 
Appin, Wilton and Brooklyn- Dangar Island. The systems 
are an effective solution for areas where conventional 
systems are impractical or too costly.

This strategy is considered feasible but as stated previously 
hydraulic modelling will need to be undertaken in the 
strategic planning phase to determine spare capacity 
and upgrades required in the receiving system. Also the 
capacity in the STP will need to be considered.

Strategy 2: Collect and transfer flows to a 
privately owned and operated local treatment 
plant:

Flows collected by either a conventional gravity collection 
system or a pressure sewer system (PSS) can be 
transferred to a privately owned and operated sewage 
treatment plant. This has the advantage that treated 
wastewater can be reused locally to irrigate parks and 
road verges minimising discharge to the environment. 
While it is considered that is likely to be uneconomical 
to provide a dual reticulated water supply to a rural 
residential development, the local area contains a number 
of turf farms and other agricultural activities which could 
benefit from a local recycled water supply.

As the wastewater treatment plant will exceed the 
maximum biological load of 2,500 EP and 750 kilolitres 
per day it will be a Designated Development under 
Schedule 3 of the Environmental Planning & Assessment 

Act Regulation and will be required under the Act to 
obtain an EPL from the EPA.

Under the Water Industry Competition Act 2006 (WICA) 
the developer will need to obtain a licence from IPART 
to construct, maintain and operate any water industry 
infrastructure and to provide sewerage services by means 
of any water industry infrastructure unless an exemption 
applies under Schedule 3, Section 10 of the Water 
Industry Competition (General) Amendment.
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3.6.3 Electrical & Telecommunications

Electrical

As part of its Electricity and Telecommunications 
Servicing Report (appended to this Planning Proposal), 
GHD noted the following: “At this stage there is no 
reason to suspect the site cannot be serviced by 
Endeavour Energy. The extent of works required in 
the interim and as planning is advanced requires further 
consultation with Endeavour Energy to be defined” (p. 
8).

Telecommunications

As part of its Electricity and Telecommunications 
Servicing Report (appended to this Planning Proposal), 
GHD noted the following: “Based on the desktop 
assessment undertaken, we do not anticipate any 
significant impediments regarding telecommunications of 
electricity supply to the study areas” (p. 8).
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3.7 Summary Issues & Opportunities
Issues

The potential development area within the site is 
essentially determined or limited by the following 
factors

• Existing clusters of Very High to Medium priority 
vegetation class for bushfire protection; 

• Cobbitty vegetation corridor; and
• Riparian Corridors, including the 20 metre buffer 

zone around Cobbitty creek. It is possible to 
achieve a balance between conserving areas of 
high vegetation value riparian corridors, creeks 
buffers.
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Figure 20: Summary constraints
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Retained Vegetation (Coastal Valley Grassy Woodland)
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Opportunities

This balance could be realised by considering and 
adopting the following options. 

1. Vegetation Management:
• Preserving and enhancing three key 

environmentally sensitive areas, namely:
• Remnant vegetation within the Village 

area.
• Cobbitty Creek 
• Cobbity main street and existing heritage 

items 
• Ensuring the minimum possible perimeter 

to vegetation patches is adopted to reduce 
impacts along their edges; 

• Locating roads and transport corridors along 
edges to environmental protection areas; 

• Ensuring bush regeneration is encouraged 
in cleared areas throughout the Village, 
particularly in new development areas; and 

• Encouraging the retention of existing mature 
trees in both the public and private domains. 

2. Creeks and Drainage Catchments:
Future development throughout the Village should 
aim to protect existing water quality and quantities, 
by reducing the loss of riparian vegetation, the loss 
of flood plain habitat and the spread of exotic 
flora and fauna:

• Implement:
• 10 metre buffer from top of bank for 

second order streams; and 

• 20 metre from top of bank for third 
order streams.

• A strong emphasis and focus on effective 
storm water quality measures should be 
supported and addressed by the Shire.

3. Urban Development:
• There is an essential need to reinforce 

and extend the existing urban structure of 
the Village settlement through the careful 
expansion of the Village in a manner that 
responds to and reinforces Cobbitty’s desired 
character; 

• Importantly future subdivisions across the 
Cobbitty Village should maintain strong 
sustainable links between the existing urban 
area and the Village centre; 

• Concentrate development within an 800 
metre walkable catchment from the Village 
centre or neighbourhood villages; and 

• Encourage future development within 400 
metre of village parks. 
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3.8 Development Footprint
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Investigations into Local Context including Environmental 
Analysis and Infrastructure Availability results in 
Development Footprint as shown in Figure 21 on right 
including:

1. Precinct A (26 hectares of developable land):
• Above the 1% AEP.
• Beyond odour buffer area.
• Potential to accommodate highly constrained 

vegetation within larger allotments.
2. Precinct B (113.7 hectares of developable land):

• Above the 1% AEP.
• Outside vegetation designated highly 

constrained.
• Potential to re-establish connected riparian 

corridors along streams to provide increased 
public open space and water cycle management.

• Potential to retain highly valued vegetation as 
a feature of the Village.

• Potential to establish block patterns to reflect 
natural contours.

3. Precinct C (203 hectares of developable land):
• Above the 1% AEP.
• Outside vegetation designated highly 

constrained.
• Potential to re-establish connected riparian 

corridors along streams to provide increased 
public open space and water cycle management.

Figure 21: Development Footprint

Development Footprint
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4.0 Desired Future Character
4.1 Impetus for Change

1. Recent pressures on land availability for settlement, 
the provision of infrastructure and community 
services, and impacts upon nature conservation, 
landscape, heritage and social values, are reflective 
of the area’s growth.

A. In accommodating for the expected growth 
over the next 20 to 25 years, strategic and 
sustainable planning is required to orderly 
manage the population growth, in accordance 
with the existing environmental, cultural and 
social factors. 

B. An additional 325,000 people. 
C. A train line to Narellan from Bringelly.
D. The Western Sydney Airport.
E. Northern Road Upgrade.

2. Demand for a lifestyle that reflects the semi-rural 
nature available in Cobbitty. There is stronger 
demand for larger blocks within a picturesque 
setting, an alternate to the majority of product 
being released at the moment.

A. Preserving the lifestyle that Camden is known 
for.

B. Providing a rural village, which provides the 
country attributes associated with a country 
village. 

C. Larger blocks, which accommodate more 
household demands.

3. Healthy urban and natural Environments.
A. Preserve important corridors within the 

Nepean Catchment.
B. Provide a development that has a net positive 

outcome for Biodiversity.
C. Sustainable Water Cycle Management 
D. Sustainable solutions for servicing and waste 

collection.
4. Preserving a unique economy and lifestyle:

A. Provide a local experience that differs from 
the growing Narellan and Camden Town 
Centre Experience.

B. Allows trades people and service providers 
larger spaces to accommodate tools and 
equipment.

C. An alternate housing choice with space that 
is connected to the environment

5. A strong and connected community
A. Opportunities to meet and socialise within 

the Village.
B. Improved walkability and access to recreation 

and village core. 
C. Improved public transport corridors.
D. A healthy community where cycling and 

passive recreation is encouraged. 
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4.2 Challenges

Access:

Appropriate provision of vehicle, cycle and pedestrian 
access within the expanded Village areas and adjoining 
localities is important for the social interaction and 
economic development of the Village. Diversity of 
transport choice assists the shaping of local identity and 
provides incentives to increase housing choices. 

Environmentally Sustainable Development

Environmentally Sustainable Development (ESD) 
requires a response to the impacts of global 
warming and the associated reduction in the 
use of resources such as water and fossil fuels 
During recent years local authorities designers, 
developers and the community have become more 
conscious of the need to achieve minimum standards 
of ESD practices in both the private and public domain. 
Such practices include access to natural daylight, cross 
ventilation, good site drainage, recycling of waste 
and use of low energy consumption appliances.  
Although these measures are all sound environmental 
solutions, there is still the need to address areas such 
as car dependency, excess water consumption, and 
a better balance between urban environments and 
preserved native vegetation within the future planning 
of the Cobbitty. 

Native Vegetation:

• The quality and quantity of native vegetation 
should be considered in the planning of new 
subdivisions, as well as in the intensifcation of 
existing areas within the Village, so that a balance 
can be achieved between allowing for a good 
urban outcome and retaining native vegetation. 

• The unique natural presence of vegetation across 
the Village creates a desired transition between 
the urban land uses and the natural features that 
complement the Cobbitty, Nepean River and the 
rural activity beyond it. 

• Physical and visual access to local and regional 
bushland would assist in maintaining awareness of 
the ecological value of local vegetation and fauna 
communities, whilst contributing to the experience 
of Cobbitty for the visitor, and the appreciation of 
the Village by its residents. 

Settlement Pattern:

Hamlet-style developments should offer the 
opportunity for best practice planning for a particular 
neighbourhood, as well as a place-based approach 
that minimises impacts on vegetation clearance, water 
quality and ecological integrity. A road structure 
of cul-de-sacs and winding roads has in certain 
instances, contributed to the loss of connectivity and 
the legibility of neighbourhoods. This has resulted in 
geographically isolated neighbourhoods, and social 
isolation is consequently compounded where there are 
lack of places for community reunion and participation.  
Recent pressures on land availability for settlement, the 
provision of infrastructure and community services, and 
impacts upon nature conservation, landscape, heritage 
and social values, are reflective of the area’s growth. In 
accommodating for the growth over the next 20 to 25 
years, strategic and sustainable planning is required to 
orderly manage the population growth, in accordance 
with the existing environmental, cultural and social factors. 
Existing Inland villages located outside the growth centres 
area near the airport like Cobbitty are under pressure 
to grow.  Such Villages are less likely to benefit from 
public transport and are less able to accommodate 
large-scale new buildings in comparison to their larger 
counterparts. However, the existing character of these 
areas can easily be lost to the creation of surrounding 
subdivisions and non-responsive built form features.



Cobbitty Masterplan Report 34

design partnershipae
architecture  urban design  planning

Establishing Liveable Place

There is an understanding and realisation that change 
is inevitable for the Cobbitty Village. Anticipated 
population growth is based on future population 
projections and the growing trend for many to make 
the move to the South-West.

The growth of the Cobbitty Village will vary from 
traditional subdivision and development to the north 
and east.  Site specific design is required to respond 
to the constraints and opportunities of existing natural 
and built form contexts. In achieving site specific design, 
desirable spaces can be created that directly respond 
to the surrounding natural and built form character of 
the area. For example, the implementation of Hamlet-
like housing styles in Cobbitty will respond to increasing 
housing demands, without encouraging Hamlet designs 
as illustrated in Figure 2 dominate and detract from the 
natural qualities of the area. 

The timely and adequate provision of infrastructure and 
services associated with the Village growth will be met 
through hamlet-like residential housing in East North 
and West Cobbitty (as illustrated in Figures 2), and 
improvements to the public and private domain in the 
village.  These will serve to generate positive market 
perceptions of the location. 

Future growth within Cobbitty should complement the 
existing Village. The delivery of desirable places and 
spaces can be achieved by revitalising the Village via a 
number of different mechanisms: 

Monitor the delivery of services and infrastructure 

that seeks to maximise the amount of existing natural 
vegetation to be preserved; 

• Provision of open space areas that are easily 
accessible and friendly to pedestrian, cyclist and 
vehicular usage alike; 

• Flexibility in the built form outcome that individually 
responds to the character of each of the precincts 
within the Cobbitty Village; 

• Enhanced vehicular connectivity across the 
Village through strengthened east-west links, and 
pedestrian and cycle networks throughout the 
Village; 

• Providing environmentally and economically 
sustainable urban structures that are functional, 
active and attractive for users; 

• Developing sustainable funding, ownership, 
governance, management and maintenance 
arrangements; 

• Providing suitable activities and uses within an 
area that is compatible with, and complements 
the character of the area; 

• The provision of adequate and suitably located 
parking and servicing to support the revitalization 
of the village; 

• Promoting equitable access for all sections of the 
population; 

• Creating a unique identity for the Cobbitty Village 
that differentiates it from other inland coastal 
Villages in the regions ; and 

• Integrating the Cobbitty Village Centre into the 
overall Village. 
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5.0 Vision
We are committed to achieving a Village that promotes 
community well-being in the context sustainable growth. 
Ensuring that development designed and is responsive 
to the local environment and its natural surrounds is 
a priority.  The creation public domain that exhibits 
a safe and accessible for community recreation and 
celebration, is important for the community. After all, 
the unique natural identity of Cobbitty is a defining 
factor in planning for the area

The relationship of the Cobbitty Village, context of 
the existing surrounds and its natural attributes such 
as The Nepean River and its tributaries, provide the 
opportunity to create an environment that is Sustainable 
and Rural-Urban in nature and character 
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Figure 22: Proposed urban structure
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5.1 Sustainable Environment
Objectives:

This Strategy seeks to promote a place which 
responsive to the natural environment including climate, 
topography, landscape and ecological communities, 
through its built form, public spaces and services

The Cobbitty lifestyle is seen as one that offers 
opportunity to live in a relaxed country-style atmosphere 
The Cobbitty community is also vibrant and diverse, 
priding itself on the ideal location amongst its natural 
surrounds. 

Unlike the larger urbanised areas within the southwest 
growth area, which maintains relatively high population 
and income levels alongside few remaining areas of 
natural vegetation, Cobbitty can be seen as a rural 
area with lower population and income figures, yet 
with substantial areas of natural vegetation. This is 
unique to the Village setting within Cobbitty. The local 
environment provides the context in which the public 
life of the community is enacted

The main street is used by the community for play, 
meeting, resting, gathering as well as moving from place 
to place. We understand that there is also a strong 
desire within the community to retain this character 
and continue to improve this quality. Safe and well-
designed public space ensures that integration into the 
social and cultural life of the greater community can be 
easily achieved. 

Policy:

• Investigate measures to improve the link between 
the Cobbitty Village and the Cobbitty Creek; 

• Link the qualities of the local natural environment 
with future development and expansion of the 
Village, and conserve and manage vegetation 
communities where appropriate; 

• Balance the ecological values of the Village with 
development requirements; 

• Recognise the community’s need for well-designed 

spaces that allow a wide range of recreational 
activity; 

• Link open space with residential and retail 
precincts, as well as community facilities; 

• Develop social areas for families to socialise whilst 
promoting a sense of place through public domain 
legibility, identity and connectivity; 

• Respond to the lack of cultural and social space 
for young people; 

• Develop a holistic approach to environmental 
management

• Encourage a more consistent urban form 
throughout the Village; and 

• Plan safe, easy to use pedestrian environments
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5.2 Economic Policy 5.3 Cultural Policy
Economically the Village strategy seeks to promote 
a viable and sustainable expansion whereby a small 
amount of retail, local employment and small business 
are able to support the needs and desires of the 
community today and into the future. In helping to 
achieve a sustainable environment for Cobbitty the 
following economic trends need to be recognised: 

• The current diversity of housing stock within the 
Cobbitty Village is currently low, providing the 
opportunity to increase the density of housing 
within the Village. This can be achieved through 
the provision of small lot and medium density 
multi-dwelling residential development within the 
Village;

• Reinforcing the links between economic vitality 
and community well-being; 

• Strengthening the identity of the Village as a retail 
and cultural centre; and

• Retaining the existing aspects of the Village  that 
are contributing to a successful retail environment. 

We seek to promote a sense of community that is 
supported by the provision and implementation of high 
quality and adequate open spaces, and community, 
civic, retail activities. Maintaining the current feeling of 
the social and cultural community, along with achieving 
a workable balance in light of the growing population 
is of primary importance by the community.

A community with access to affordable facilities and 
resources that may support well-being and healthy 
lifestyles is important to consider for the future 
planning of Cobbitty. This can be achieved through the 
provision of adequate health and aged care facilities as 
well as a range of sporting and recreational facilities

Further, the perception of the Village by both locals 
and outsiders is an important consideration that future 
planning of the Cobbitty Village must not ignore. A 
positive identity indicates a place that is good for local 
residents and businesses alike. By contrast, a poor 
cultural identity can be detrimental to a community 

and off-putting for outsiders/tourists. Developing ways 
in which the Cobbitty village can improve its image is 
an important part of building confidence in the area. 

In practice the following elements that need to be 
the Village strategy seeks to better promote a sense 
considered and addressed include

• Establishing a hierarchy of recreation facilities, 
parks and reserves; 

• Redesigning pedestrian access to be safe and 
attractive; 

• Expanding commercial cultural resources such as 
outdoor eating areas

• Developing youth programming opportunities.
• Encourage development within the Village to assist 

its economic and social viability
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6.0 Principles
Urban design aims to produce natural and built form 
outcomes that maintain and enhance the quality of 
life for its users. The term ‘urban design’ describes 
the appearance of the urban environment. A holistic 
approach to urban design will present signiifcant ‘place-
making’ opportunities particularly within Cobbitty  that 
will contribute to the vibrancy and vitality of an area. 
Effective urban design also provides the chance to 
establish a character or carry an existing character of 
an area through sustainability and responsiveness in 
urban form. 

Key urban design principles that require consideration in 
the future growth of the Village include the following: 

Urban Structure   

Urban structure is concerned with the ease at which 
people experience and understand their localities. 
A highly legible locality will successfully incorporate 
landmarks, districts, edges, paths and nodes to produce 
a memorable and clear built form outcome for Cobbitty. 

• Landmarks – provide speciifc reference points in 
the form of structures, often associated with social 
and/or cultural signiifcance; 

• Districts – particular areas of a Village that clearly 
possesses unique individual character; 

• Edges – defines spaces and places of particular 
activities in the form of barriers/boundaries; 

• Paths – these movement channels include formal 
access ways such as streets and pedestrian 
footpaths, and informal paths including temporarily 
vacant blocks; and 

• Nodes – are specific junctions or concentration 

of physical/social activity that generates a focal 
point/s for the area. 

• Further, the success of an area’s urban structure 
also depends on the current level of permeability. 

Permeability relates to the variety of movement 
choices through roadway and pathway networks. A 
high level of permeability will generate interconnected 
and accessible spaces within an area. This is a desirable 
built form outcome, as heightened connectivity reduces 
vehicular and pedestrian traffic impacts associated with 
areas lacking connectivity. Consequently, a high level of 
permeability will shorten access routes. 

The level to which the above items are incorporated 
into the future pattern of development across the 
village, will determine the success of the area. Future 
expansion of the village should consider these items to 
enhance the livability and legibility of the area, for local 
residents and visitors/tourists alike. 

An area’s viability is inextricably linked with the level 
of activity present. Key activity nodes contribute to a 
sustained level of activity within the greater surrounds. 
However, whilst a high level of activity is desirable 
for the activation and economic stability of an area, 
provisions of passive spaces and places will contribute 
to a greater choice of activities and uses within an 
area. 

Key areas of activity include the Village, comprising 
a wide range of activities including a mix of retail, 
commercial, residential and open space activities. Other 
passive and recreational areas of activity are scattered 
across the greater village. Expansion of Cobbitty 

presents opportunities to further establish key areas of 
activity particularly through utilising the stream system, 
to enhance the vibrancy and livability of the area.

Open Space:

Open spaces can have natural or man-made settings, 
such as parks, ovals and courtyards. These spaces 
function to provide the community with meeting 
places, recreational activity centres and/or places for 
passive usage.

The size of open spaces is not as important as the 
quality of these spaces. A high quality open space 
area will afford high levels of amenity for users, to 
encourage social interaction. Open spaces can generate 
activity and provide a focal point for the community. 

A high level of accessibility to these open spaces is 
a critical element of the total open space network. 
Further, casual surveillance provided to open spaces by 
adjoining developments is also important in generating 
a positive perception of the space. 

The establishment of a high quality open space network 
across the village is compatible with the expansion of 
the Village. There is opportunity to build upon existing 
resources to create a system of accessible, safe and 
well located recreational and passive open spaces. 

A linear network of open spaces that links the 
community and re-establishes important tributaries of 
Cobbitty Creek is a key opportunity. 
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Built Form:

Built form features contribute to defining public and 
private spaces, as well as creating the perception and 
feeling of a place. The manner in which buildings relate 
and interact with public spaces is a main urban design 
consideration. 

In determining building heights; existing view corridors, 
the existing urban structure and the opportunity to 
establish legible urban settings should be considered. 
Building height should not reduce the amenity of the 
development or that of neighboring sites and should 
be a logical extension of the existing building typologies 
along the street. 

Building size and bulk must relate to the site area as a 
measure to help retain sufficient area of private open 
space and landscape, whilst single detached dwellings 
must be sustainable in regard to their environmental 
performance. 

Importantly dwellings should not have excessive floor 
area or site coverage in order to preserve a balance 
between building and landscape -in accordance with 
floor space ratio and landscape area ratio provisions 
for all areas across the village, as well as the prevailing 
density pattern. Appropriate areas of soft and hard 
landscape must be provided to protect the amenity 
of the street and to create an appropriate setting for 
building and people

The future of the Cobbitty Village will ensure that the 
existing built form is maintained through the continuation 
of built form characteristics in new developments. This 
includes a reflection of current street wall heights 

and building heights within the Village generally at a 
maximum of two storeys. Infill developments in the 
Village should also complement adjoining properties. 
A reflection of similar low residential densities and 
architectural styles currently found in Cobbitty should 
also be employed to retain the existing built form 
character Future development across the Village must 
encourage diversity and contemporary design responses.

There is an opportunity for a site specific Development 
Control Plan to ensure that the built form retains the 
unique character of the existing village. 

Pedestrian & Cycleway Circulation:

Pedestrian and cycle circulation systems are movement 
networks used by pedestrians and cyclists alike. The 
main circulation networks are streets and footpaths. Off-
street pedestrian and cycleway paths are also important 
components of the greater circulation system. The 
pattern, efficiency and quality of pedestrian and cycle 
circulations are important in promoting a successful and 
vital Village. 

The success of pedestrian and cycle networks across 
Cobbitty  are guaranteed by their linkages to major 
activity areas. These include areas of passive and 
recreational open space, and retail concentrations 
particularly in the Cobbitty Village Centre. 

Vehicular Access & Movement:

Easy circulation and accessibility by vehicles is 
fundamental to the efficiency of great place to live. 
The more permeable an area is, the more it will be 
considered by its users to be accessible. Vehicular 
accessibility throughout an area is also an important 
quality of the public domain.

Enhanced by riparian corridors, pathways and walkable 
neighborhoods, where people have the same priority 
as vehicles. 
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7.0 Concept Plan
7.1 Urban Structure
Within the Developable Areas identified in Section 3.6, 
an urban structure is provided in accordance with the 
Desired Future Character outlined in Section 4.0. It 
incorporates:

• Create a place that promotes community interaction 
through the provision of focal points, and to facilitate 
an individual character and identity for Cobbitty

• Provide an inter-connected network of open spaces 
that will cater for the current and future passive and 
active recreational needs of locals and visitors alike; 
Facilitate a sustainable approach to development 
that is sensitive to the existing built form characters 
of each Precinct 

• Facilitate a sustainable approach to development 
that is sensitive to the character

• Provide an access and movement network that 
maximises permeability across the village, with easy 
access points to the Village

• Carefully consider the location, quantity and form 
of parking areas, and their impact on the public 
domain; and facilitate efficient and safe patterns of 
pedestrian and cycle circulations
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Figure 23: Proposed urban structure
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7.2 Proposed Land Use Zoning
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Figure 24: Proposed land use zoning

The proposed Land Use Zoning incorporates:

• RU5 at the Village Core, near the intersection of 
Cobbitty Road and Chittick Lane, enabling:

• Services to provide for the needs of new 
and existing residents; and

• Smaller allotment sizes to improve housing 
choice and diversity within the Village.

• R5 Large Lot Residential encompassing the 
RU5 Village to enable rural residential living 
opportunities.

• E3 Environmental Management and E4 
Environmental Living in allotments incorporating 
sensitive vegetation (additional protection enabled 
by Natural Resource Sensitivity layer).

• RE1 Public Recreation along streams to protect re-
established riparian corridors (additional protection 
enabled by Natural Resource Sensitivity layer).

This landuse plan ensures open spaces are not only 
available, but are interconnected and geographically and 
culturally integral to neighbourhoods and participatory 
community life.

Ru5 Rural Village 

R5 Large Lot Residential

E4 Environmental Living

E3 Environmental Management

Re1 Public Recreation
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7.3 Proposed Minimum Lot Size
We have undertaken market analysis and mapped the 
current trend of lot sizes for recent development in 
the Camden LGA. The majority of all development are 
smaller than 650sqm. We are proposing an alternate, 
which allows a different lifestyle and product, which is 
provided in the South West Growth Priority Precinct.

• A minimum lot size of 220sqm RU5. Smaller lots 
are concentrated within the core of the village, 
they take advantage of the amenity afforded by 
the Cricket Pitch and Open Space Network.  

• A minimum lot size of 1,500sqm is proposed 
within the R5 lot area. This size lot provides 
an area large enough for a large yard, sufficient 
space between buildings and larger garages and 
sheds. The project team envisages that R5 will 
incorporate 2,000 and 4,000sqm product. 

• A minimum lot size of 4,000sqm at the periphery 
of the flood zone and buffer area, to accommodate 
constraints such as flood and odour.

• Within the E4 a minimum lot size of 4,000sq. 
Lots situated within Precinct A with sensitive 
vegetation. A covenant or layer of protection will 
be in place to preserve the vegetation. Larger 
areas are required to mitigate more sensitive 
areas.

• Within the E3 A minimum lot size of 8,000sqm. 
The area will have a biodiversity agreement. 
Larger areas are required to mitigate larger more 
sensitive areas. It is likely that an agreement or 
another layer of protection will be in place to 
preserve the vegetation.

Figure 25: Proposed minimum lot size

230 sqm

1,500 sqm

SP1 Special Precinct

4,000 sqm

10 ha
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7.4 Natural Resource Sensitive Land
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Figure 26: Natural resources/biodiversity map (sensitive lands)

An additional layer of Environmental Protection is 
proposed to ensure the preservation of valuable 
ecological land.

These areas have been identified as being sensitive and 
require an additional layer of protection. 

Natural Resources/ Biodiversity 

(Sensitive Lands)
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7.5 Cobbitty Village Site Specific DCP
Cobbitty Village Development Area:

• This Figure is in relation to a specific clause for 
the development area. 

• It is envisaged that before any development can 
occur a site specific Development Control Plan 
for the area is developed. 
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Figure 27: Proposed Cobbitty Village site-specific DCP boundary

Proposed Cobbitty Village Site-

Specific DCP Boundary
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7.6 Water Cycle Management
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• Integrate stormwater treatment into the landscape 
by incorporating multiple-use corridors that link 
to Cobbitty Creek that maximise the visual and 
recreational amenity of the development. 

• Protect water quality draining from the development, 
providing primary stormwater treatment measures 
that target litter, gross pollutants and coarse 
sediments and secondary treatment measures 
that target fine sediment, nutrients and bacteria. 
Typical facilities include bio-retention, rain gardens, 
basins and swales. These facilities would need to 
considered groundwater and salinity impacts which 
can be mitigated through engineering design. 

• Reduce runoff and peak flows from developments 
by employing local detention measures, minimising 
impervious areas and maximising re-use. 

• Adding value while minimising drainage 
infrastructure development costs. 

• Orientate roads to traverse across contours, 
providing gentler slopes to promote the provision 
of above ground conveyance mechanisms, such as 
vegetated swales, into the streetscape. 

• Maintain and re-establish vegetation along 
waterways and provide public open space along 
drainage lines to develop multi-use corridors 
linking public and private areas. 

• Preserve and restore existing valuable elements of 
the stormwater drainage system such as wetlands, 
natural channels and riparian vegetation. 

• Manage the quality and quantity of stormwater 
at or near the source, which could involve a 

Figure 28: Proposed water cycle management strategy

component of public education. 
• Treatment practices such as bio-retention/

detention facilities, to manage water quality, could 
be provided downstream or close to the point 
of discharge from development areas, before 
discharge to riparian and waterway areas. These 
should include strategies to manage salinity and 
groundwater. 

Structure

Development Area
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7.7.1 Village

Figure 29: Village ilustrative plan

• Reinstate Chittick oval to become village green 
with small lots looking over it. 

• Layers of vegetation between houses and along 
roads to preserve green links to Cobbitty Scenic 
Hills.

• Community Facilities and shops to be located 
within core of village with small amount of car 
parking.

• Preserve Church and Grounds south of Cobbitty 
Road

• Preserves views from Rectory from Cobbitty Road 
and Chittick Lane.

7.7 Key Precincts
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Figure 30: Environmental living illustrative plan

7.7.2 Environmental Living

• Preserve the most valuable vegetation to improve 
corridors for habitat.

• Enable small amount of development to provide 
lifestyle opportunities within the natural envi-
ronment.

• Ensure that dwellings and life safety is not 
compromised by hazards such as bushfire and 
flood.

There is an opportunity to ensure that biodiversity 
thrives through the conservation of valuable land. This 
will likely occur through covenant that will preserve this 
land in perpetuity. Dwelling locations can occur in the 
area not affected by bushfire or vegetation and provide 
a unique lifestyle opportunity. 
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8.0 Conclusion
This proposal will provide an alternate lifestyle choice 
to the existing type of housing, which is being provided 
in the South West Growth Centre. 

There is a strong demand and attraction to larger 
blocks and capitalising on the natural landscape and 
semi-rural lifestyle available. 

This study area is a logical extension of the large lot 
rural living available on Cobbitty Road and is sensible 
considering the proximity to the South West Priority 
Precinct. 

The site is mostly unconstrained land, limited to areas 
of Cumberland plain woodland and riparian corridors. 
It is proposed to utilise these as features of the 
development, through utilising them within the open 
space network or incorporating within larger allotments 
where they would have additional layers of protection 
through the Environmentally Sensitive Land Clause or 
BioBanking Agreements. 

The concept plan and proposed rezoning responds to 
the opportunity to embellish Cobbitty Creek and its 
tributaries to the Nepean River. Improving water cycle 
management, sustainable living and providing a healthy 
natural and urban environment.

The site will improve utilisation of existing infrastructure 
including, educational facilities, community facilities and 
open space. Furthermore the rezoning will provide 
funding for the augmentation of physical and social 
infrastructure where required. This will be established 
in a Voluntary Planning Agreement. New large lot rural 
residential land with development will support the 
main street of Camden with a small influx of people. 

While the rural village will provide some of the day to 
day needs the proposal is unlikely to impact existing 
business in Cobbitty or the surrounding areas. 

A range of land use zones and lot sizes are proposed. 
Furthermore there is an opportunity for inclusion of 
the site in Camden DCP 2011 or to develop site 
specific provisions. 

On balance the proposal will reinforce a unique sense 
of place, considered to be economically viable, will 
have a net benefit environmental outcome and will 
support the attributes that Camden residents cherish 
and foster a well planned community. 
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1. Introduction 
1.1 Background 

Cobbitty is a small village located in the Local Government Area of Camden, located 7 km from 

Camden Town Centre. Land uses within Cobbitty consist of small rural holdings, larger rural 

residential lots and smaller rural residential lots fronting Cobbitty Road. There is a general store, 

primary school and recreational facility associated with the Anglican Church known as Teen 

Ranch.  

GHD was commissioned by to provide a Noise and Air Quality (odour) assessment supporting a 

planning proposal for three precincts north of Cobbitty Road:  

 West of Cuthill Road to the Nepean River 

 East of Cuthill Road to Chittick Lane bounded by Cobbitty Creek 

 West of Chittick Lane to the South West Growth Centre Boundary. 

The planning proposal is supported by a structure plan (provided in Appendix A) to enable 

additional residential development in Cobbitty.  

The residential development will comprise 1,500-4,000 m2 lots with some smaller lots focused 

around certain clusters within the heart of the village. The theme and vision for the project team 

focus on sustainability and best practice, with a view of providing a different product and lifestyle 

opportunity to that afforded by the new “greenfield” urban release areas. 

1.2 Planning Context  

The study area (shown in 

Figure 1-1) is located in 

Camden Local Government 

Area, adjacent to the Oran 

Park Precinct of the South 

West Growth Centre and in 

the vicinity of the South West 

Rail Line investigation corridor 

(eastern side of Northern 

Road) and between The 

Northern Road which is to be 

upgraded and the Outer 

Sydney Orbital Investigation 

alignment as shown. 

The study area is connected 

to existing and proposed 

centres via Cobbitty Road and 

The Northern Road. The 

Northern Road is proposed to 

be widened to provide 

additional capacity to service as part of the Growth Centre and to link locally with Narellan, The 

Hume Highway and Campbelltown.  

Figure 1-1 Site Study Location 



 

 

1.3 Methodology 

 Review structure plan prepared as part of planning proposal (See Appendix A). 

 Identify risks associated with amenity impacts between adjoining and differential planning 

zones.  This includes consideration of off-site residual odour, noise and dust emissions 

from industries or intensive animal husbandry operations which have the potential to impact 

on human health and wellbeing, local amenity and aesthetic enjoyment. 

 Identify landuses, existing or reasonably expected in the future, with potential for amenity 

conflicts. 

 Assess off-site amenity impacts for any high-risk landuses identified. 

 Consideration of mitigation options such that leading planning practice is used to separate 

odour, noise and dust sources from sensitive locations. 

1.4 Scope and limitations 

This report has been prepared by GHD for its Client (as entered under Agreement QA010 dated 

20/10/2016) and may only be used and relied on by the Client for the purpose agreed between 

GHD and the Client. GHD otherwise disclaims responsibility to any person other than the Client 

arising in connection with this report. GHD also excludes implied warranties and conditions, to 

the extent legally permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those 

specifically detailed in the report and are subject to the scope limitations set out in the report. 

The opinions, conclusions and any recommendations in this report are based on conditions 

encountered and information reviewed at the date of preparation of the report.  GHD has no 

responsibility or obligation to update this report to account for events or changes occurring 

subsequent to the date that the report was prepared. The opinions, conclusions and any 

recommendations in this report are based on assumptions made by GHD described in this 

report.  GHD disclaims liability arising from any of the assumptions being incorrect. 

GHD has prepared this report on the basis of information provided by the Client and others who 

provided information to GHD (including Government authorities), which GHD has not 

independently verified or checked beyond the agreed scope of work. GHD does not accept 

liability in connection with such unverified information, including errors and omissions in the 

report which were caused by errors or omissions in that information. GHD has not been involved 

in the preparation of the planning proposal and has had no contribution to, or review of the 

planning proposal. GHD shall not be liable to any person for any error in, omission from, or false 

or misleading statement in, any other part of the planning proposal.   



 

 

2. Assessment 
2.1 Noise 

2.1.1 Description of ambient noise 

Existing and ambient noise levels in the area are currently expected to be low due to the rural 

zoning of the area.  Future noise from any future second Sydney airport to the north will equally 

affect both existing and future land uses. 

2.1.2 Noise impact 

Noise Sources 

Residential land uses abutting rural living land uses are rarely able to cause incompatible 

amenity issues associated with noise – as both are low-noise emission areas. 

The South Australian Guidelines for Separation Distances (EPASA, 2007) provide detail on 

industrial activity likely to give amenity impacts to sensitive neighbours.  These will apply to any 

proposed activity for re-zoned, non-residential activity within the ‘Future town expansion’ areas.  

Activities to consider include, but are not limited to: 

 Concrete batching works; 

 Asphalt plants; 

 Wood processing works; 

 Fish farming and/or processing; 

 Produce processing works; 

 Flour mill; 

 Dog boarding kennels; 

 Industries involving crushing, grinding or milling; 

 Extractive industry; 

 Composting; 

 Aerodromes; 

 Motor racing or testing venues; 

 Transport vehicle depot; 

 Automotive wreckers; 

 Shooting ranges; 

 Bakery (200 m); 

 Frost fans. 

Noise Mitigation 

As no incompatible land use juxtaposition is expected for noise issues, no noise mitigation 

measures have been identified.  The land use planning may well include a major arterial road 

involving expansion of existing roads.  It is recommend that noise mitigation could be a planned 

outcome by use of service roads, noise mounds or noise walls.  The latter two can be with 

planning controls at the time of development. 



 

 

 

2.2 Air Quality 

2.2.1 Odour 

An assessment of the land use within the Study Area was conducted. Approximately 75 

hectares have been identified as “Intensive Animal Husbandry” with 0.77 Ha of these in the sub-

category of “Poultry farms” (Paul Dellow, Pers. Comm., 2016).  As seen in Figure 2-1 below, 

most of the identified Intensive Animal Husbandry sites (pink shading) are large landholdings.  

These are associated with the equine industry (horse breeding and/or training) and do not 

cause land use conflicts associated with odour (four of the five biggest landholdings are 

contained within the ‘Future town expansion’ area and are therefore due for rezoning and 

development eventually). 

The ‘Poultry farms’ identified comprised the following groups of operational sheds: 

 A ten shed (7 of them new) complex at 69 Cut Hill Road Cobbitty, was identified as a duck 

raising facility operated by Pepe’s Ducks Ltd.; 

 A six shed complex, (one new shed), at 61 Cut Hill Road Cobbitty was identified as an egg 

layer farm which is part of Glendenning Holdings; 

 Various small scale operations to the north of Cobbitty Creek – described as ‘Special 

Category’ and otherwise too far away to pose an odour concern; and 

 A dilapidated facility on Lot 64 at 303 Cobbitty Road, 500 m north of the road and identified 

as Roseneath Stud. 

The Roseneath Stud facility is considered to be non-operational and identified, in the Future 

Town Expansion strategy, as already transitioned from the industry – it was therefore removed 

from further consideration. 

The duck farm and the Egg Layer operations are both outside of, (and therefore not considered 

a part of), the Future Town Expansion but are located on the interface of farming and 

future/proposed residential zones.  Neither operation is likely to be transitioning out of the 

industry.  Their potential to generate odour impact into the proposed Future Town Expansion 

areas needs to be assessed. 

The duck farm has ten sheds with a total floor area of approximately 13,500 m2 (10 x 90 x 15).    

The RSPCA (UK Branch1) recommend a  stocking density that does not exceed 17 kg/m2 but 

‘Duck Assurance Standards’ allow a stocking density as high as  22 kg/m2.  Commercial ducks 

achieve a live weight of approximately 3.5 kg so it is possible for there to be as many as seven 

ducks per square metre.  The Pepe’s Ducks operation has a potential bird number of up to 

94,500.  This is a lower number of birds than for a typical commercial broiler farm. 

The Egg Layer farm has a shed floor space area of 8,650 m2.  At full capacity, and assuming 

~27 birds per square metre, the upper limit to the number of birds at the operation is as much as 

234,000.  This is not considered a small operation. 

Figure 2-1 provides Preliminary Odour Buffers from the key intensive animal husbandry 

operations of the Duck farm and the Egg Layer farm sheds. Note that, as detailed below, the 

absence of relevant buffer guidelines in the NSW planning guidelines has led to the adoption of 

the most relevant guidelines from other jurisdictions. 

                                                      
1 The Welfare of Farmed Ducks (RSPCA, July 2012). 
https://www.rspca.org.uk/search?searchKey=Welfare+of+Farmed+Ducks&x=0&y=0 



 

 

Duck Farm Separation Requirements   

The Duck farm radius of influence was selected as 750 m, and is based on application of the 

Victorian Broiler Code recommendation: 

The Victorian Broiler Code also requires the following separation distances: 

 “The nearest external edge of a new or existing broiler shed(s) or litter stockpile/compost 

pile is/is to be set back by at least 750 m from the boundary of a …”; 

o “zone that provides for future rural living, or”; 

o “future rural living area on a plan or strategy incorporated in the planning scheme.” 

Note that the 1,000 m minimum set back in the Code applied for a residential zone (or zone 

where housing is a primary purpose of the zone) was not applied in this instance since the 

recommendation applies in Victoria (not NSW), and there are existing residential receptors 

within 1 km. 

Egg Farm Separation Requirements   

The Egg Layer farm radius of influence was selected as 500 m and is based on the 

recommendations in the Environmental Guidelines for the Australian Egg Industry (Australian 

Egg Corporation Limited, 2008, p.27)2: 

 “In lieu of any separation distance requirements specified by state and local government 

departments and agencies, the following recommended separation distance is adopted: “ 

 “Provide at least 500 metres between the impact source and any land use zone that is not 

compatible with the development (e.g. residential, rural residential).”  

                                                      
2 https://www.aecl.org/assets/Uploads/Resources/Environmental-Guidelines-for-the-Australian-Egg-
Industry.pdf 
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2.2.2 Non-odour Air Quality issues 

No issues were identified that involve emissions to air that involve anything other than odour.  

Industrial facilities, for example, do not exist and none are planned in the future. 

2.2.3 Mitigation Options 

Level 3 requirement 

The Camden Council have a recent history of requiring Level 3 Odour Assessments (DEC, 

2006) whenever residential redevelopment is proposed in the vicinity of existing intensive 

animal husbandry land uses.  This results in a correction to the radial buffer chosen in the Level 

1 assessment.  The adoption of a fixed radial buffer is also deficient as it does not account for 

the size of the operation (number of birds in the case of poultry farm assessments).  Figure 2-2 

below is an example of modelling odour impact for a layer farm in the Leppington area, where 

the 2 OU impact criterion contour (applicable to urban zones of >~2,000 population) was 

determined using a Level 3 Odour Assessment approach.  Note that the impact zone is non-

circular as it is a function of prevailing meteorology and the characteristics of the odour source. 

 

 

Figure 2-2 Egg Layer Farm Odour impact on Sensitive receptors (2 OU 
contour) 

Example Level 3 impact assessment 

A Level 3 odour impact assessment has already been conducted on the Duck Broiler and Egg 

Layer Farms (PAEHolmes, 2009) for Pascoe Planning Solutions acting on behalf of the Collins 

family.  Figure 2-3 provides predicted odour contours for the two poultry farm operations using 

the assumptions on meteorology and odour emissions adopted by the modelling consultants.  

The 2 OU contour, which would be used to define the limitations to residential rezoning, is seen 



 

 

to be less than 500 m to the south and east of the Egg Layer Farm.  This indicative odour 

impact contour has been utilised in initial planning of the extent of proposed residential 

development as identified in Appendix A, Figure 1-1 and Figure 2-1. 

 

 

Figure 2-3 Predicted Level 3 odour impact from two Cobbitty poultry 
operations (2009 proposed subdivision) 

Key assumptions used by the consultants to produce the 2 OU contour of Figure 2-3 include: 

 Site-representative meteorology from the West Camden Sewage Treatment Plant, 

approximately 5 km to the south, are site-specific for the Cut Hill Road area of Cobbitty; 

 The Egg Layer bird capacity was modelled at 55,000 birds and the total annual duck 

production was stated as 35,000 birds per annum (unknown what number of birds on-site at 

worst case conditions); and 

 The duck broiler farm was modelled using Odour Emissions Rates (OERs) that are used in 

tunnel ventilated chicken broiler farm assessments. 



 

 

A number of these assumptions can be challenged. 

The site-representativeness of the West Camden STP can be challenged as it is south of a 

meandering Nepean River.  The Bureau of Meteorology operate an Automatic Weather Station 

(AWS) to the north of the river across from the STP.  A site-specific, year-long meteorological 

data set from an AWS sited nearby Cut Hill Road would be more accurate. 

The 55,000 birds at the Egg Layer Farm appears to be conservative based on the available 

shed area and allowable stocking rates.  Similarly, the Pepe’s duck operation has expanded 

since 2009 and the number of birds may be higher with evidence of new sheds being built. 

The PAEHolmes (2009) modelling study used a conservative approach in terms of modelling 

odour emission rates from the duck broiler farm by assuming the same emission rate as chicken 

broilers.  The Egg Layer emission rate may be lower than modelled since naturally ventilated 

sheds are most likely rather than fan-forced ventilation (this assumption not considered by 

PAEHolmes, 2009).  Duck odour emission rates are expected to be lower than broiler chickens 

as they take longer to grow to maturity.  An adjustment factor can be investigated by looking at 

feed rates, ammonia production levels or even direct measurements by an odour testing 

laboratory. 

 

Detailed and Updated Level 3 Assessment 

It is proposed that the ‘mitigation’ strategy comprise an updated Level 3 Odour Assessment for 

both the Duck and Egg Layer farms - to be conducted prior to the planning and design of the 

western stage and most of the central extension stage.  This strategy assumes the respective 

farms are unwilling to transition out of the area/industry.  Transition is unlikely as capital has 

been spent on new sheds at the operations and the Pepe’s Ducks operation, in particular, is 

expanding and has a rapidly growing market share. 

A Level 3 Odour Assessment can be conducted most effectively if site-specific meteorology is 

obtained.  The above example at Leppington adopted meteorology from Cambelltown.  At 

Cobbitty there is no suitable nearby Automatic Weather Station able to provide site-

representative information of the required standard.  A year long record is also required.  A 

suitable site somewhere within the ‘Future town expansion’ zone should be found and an 

anemometer installed.   

It is most likely that the Level 3 approach will reduce the default buffers applied in Figure 2-1 as 

actual bird numbers related to odour source emissions are calculated.  Other adjustment factors  

will interact in complex ways and some areas may increase to that calculated by PAEHolmes in 

2009.  It is predicted that there will likely be some reduction in the buffer incursion to the south 

and east.  This is based on experience where the direction of worst-case odour impact is a 

function of prevailing light, stable wind conditions.  At the Cut Hill Road properties, these will be 

cold-air drainage lines toward Cobbitty Creek and the Nepean River (i.e. away from the east 

and south). 

 

  



 

 

3. Findings 
3.1 General  

It is suggested that noise issues associated with the ‘Future Town Expansion’ are minimal to 

non-existent.  Cross boundary noise between rural living zones and residential living zones are 

unlikely to cause amenity conflicts.  However, any non-residential zoning within the ‘Future 

Town Expansion’ area should consider noise impacts from some potential sources.  This would 

equally apply to the newly rezoned and developed land as well as the neighbouring existing 

rural land uses. 

Odour impacts are possible from two key existing intensive animal husbandry operations.  

These can be managed by use of separation distances based on a Level 3 odour Impact 

Assessment.  This is discussed further in the following section. 

3.2 Planning separation distances 

While separation distances and ‘buffer zones’ do not formally exist in NSW, it is good planning 

practice to separate odour sources from sensitive locations. Two key odour sources have been 

identified that are outside the ‘Future Town Expansion’ area but close enough to be considered 

in further detail: 

 Pepe’s Ducks Ltd. at 69 Cut Hill Road Cobbitty,  

 Glendenning Holdings at 61 Cut Hill Road Cobbitty (Egg Layer farm). 

Both of these have existing odour impacts that extend to the proposed ‘Future Town Expansion’ 

area.  Camden City Council will require a detailed assessment on the extent of the odour 

impact.  This can be used to the advantage of the Client to inform realistic separation distances 

so that future residences are protected from future odour disamenity and suitable areas for 

rezoning and redevelopment are defined. 
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1. Introduction
1.1 Background

 Cobbitty is a small village located in the Local Government Area of Camden.

 Cobbitty is located seven kilometres from Camden Town Centre.

 Land uses within Cobbitty consist of small rural holdings, larger rural residential lots and
smaller rural residential lots fronting Cobbitty Road.

 There is a general store, primary school, recreational facility associated with the Anglian
Church known as Teen Ranch and Anglican Church, Rectory, Hall and Cemetery.

 The study area incorporates three precincts north of Cobbitty Road.

– West of Cuthill Road to the Nepean River.

– East of Cuthill Road to Chittick Lane bounded by Cobbitty Creek

– West of Chittick Lane to the South West Growth Centre Boundary.

 This planning proposal supported by a structure plan to enable additional residential
development in Cobbitty.

 The type of residential will be 1,500-4,000 sqm lots with some smaller lots focused around
certain clusters within the heart of the village. The theme and vision for the project team
focus on sustainability and best practice, with a view of providing a different product and
lifestyle opportunity to that afforded by the new “greenfield” urban release areas.

1.2 Planning Context

 The study area is located in Camden LGA, adjacent to the Oran Park Precinct of the South
West Growth Centre and in the vicinity of the South West Rail Line investigation corridor
(eastern side of The Northern Road) and between The Northern Road which is to be
upgraded and the Outer Sydney Orbital Investigation alignment.

 The Study Area is connected to existing and proposed centres via Cobbitty Road and The
Northern Road.

 The Northern Road is proposed to be widened to provide additional capacity to service as
part of the Growth Centre and to link locally with Narellan, The Hume Highway and
Campbelltown.

1.3 Methodology

Our approach to completing this bushfire assessment is as follows:

1.3.1 Inception Meeting

Inception meeting with the GHD Project Director and client representatives to confirm project
requirements, timing and transfer site held information (relevant reports/studies and spatial
data).

1.3.2 Desktop Review

Completion of a desktop review of Study Area features and bushfire issues including
consideration of:
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 Potential Study Area constraints include State bushfire hazard mapping from Camden
Council;

 Vegetation structure and category;

 Potential Study Area hazards;

 Slope classes and topography;

 Flora and fauna habitat features;

 Potential fire sensitive receptors and assets;

 Access and egress for emergency services and residents; and

 Potential vegetation retention requirements.

This desktop assessment provided the initial analysis of potential acceptable solutions and
performance requirements for bushfire management in the potential development of the Study
Area.

1.3.3 Field Assessment

A site inspection was completed on Monday 24 October 2016 to identify and confirm:

 Potential bushfire issues for the development of the Study Area and any measures that are
required or appropriate.

 Areas identified as bushfire prone lands;

 Existing and future access options;

 Slope maps, including taking field measurements; and

 Hazard constraints at the Study Area that may impact on mitigation approaches (such as
operational or potential flora and fauna issues).

1.3.4 Reporting

Preparation and submission of a draft bushfire assessment report including recommendations in
relation to the Study Area, and updated based on consolidated comments provided.
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1.4 Scope and Limitations

This report has been prepared by GHD for it Client (as entered under Agreement QA010 dated
20/10/2016) and may only be used and relied on by the Client for the purpose agreed between
GHD and the Client. GHD otherwise disclaims responsibility to any person other than the Client
arising in connection with this report. GHD also excludes implied warranties and conditions, to
the extent legally permissible.

The services undertaken by GHD in connection with preparing this report were limited to those
specifically detailed in the report and are subject to the scope limitations set out in the report.
The opinions, conclusions and any recommendations in this report are based on conditions
encountered and information reviewed at the date of preparation of the report.  GHD has no
responsibility or obligation to update this report to account for events or changes occurring
subsequent to the date that the report was prepared. The opinions, conclusions and any
recommendations in this report are based on assumptions made by GHD described in this
report.  GHD disclaims liability arising from any of the assumptions being incorrect.

GHD has prepared this report on the basis of information provided by Client and others who
provided information to GHD (including Government authorities), which GHD has not
independently verified or checked beyond the agreed scope of work. GHD does not accept
liability in connection with such unverified information, including errors and omissions in the
report which were caused by errors or omissions in that information. GHD has not been involved
in the preparation of the planning proposal and has had no contribution to, or review of the
planning proposal. GHD shall not be liable to any person for any error in, omission from, or false
or misleading statement in, any other part of the planning proposal.
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2. Site assessment
2.1 Description of the property

The location of the Study Area is provided in Figure 1 and consists of an eastern, northern and
western section divided by formed roadways.

The western section of Study Area (Future Development (West)) is bounded to the:

 North by an all-weather two-wheel drive formed access road and intensive agriculture and
grazing lands;

 South and west by intensive agriculture and grazing lands; and

 East by an all-weather two-wheel drive formed access road (Cut Hill Road) and the
Future Development (North) block which includes a mix of rural-residential, grazing and
intensive agriculture.

The northern section of Study Area (Future Development (North)) is bounded to the:

 West by an all-weather two-wheel drive formed access road (Cut Hill Road) and the
Future Development (West) block which includes a mix of grazed grasslands and
intensive agriculture, with patches of grazed woodland.

 North by Cobbitty Creek which includes a strip of woody vegetation which separates the
block from grazing and cropping lands to the north of Cobbitty Creek;

 East by an all-weather two-wheel drive formed access road (Chittick Lane), which
includes a strip of roadside vegetation, and the Future Development (East) block which
includes a mix of rural-residential and large urban properties, grazed grasslands and
intensive agriculture, with a large patch of grazed woodland; and

 South by urban town lots and the all-weather two-wheel drive Cobbitty Road.

The east section of Study Area (Future Development (North)) is bounded to the:

 West by an all-weather two-wheel drive formed access road (Chittick Lane), which
includes a strip of roadside vegetation, and the Future Development (North) block which
includes a mix of rural-residential, grazed grasslands and intensive agriculture, with
patches of grazed woodland;

 North by Cobbitty Creek which includes a strip of woody vegetation which separates the
block from grazing and cropping lands to the north of Cobbitty Creek;

 East by grazed and cropped agricultural land

 South by urban town lots and the all-weather two-wheel drive Cobbitty Road. The road
provides a separation between a large patch of woodland to the south.

Access to the Study Area is via Cobbitty Road, Cut Hill Road or Chittick Lane, local two-wheel
drive access roads.
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2.2 Bushfire Prone Land

Parts of the Study Area are designated as bushfire prone (as per Camden Council mapping -
see Figure 2) due to the presence of bushfire prone woodland and grassland within and
adjoining the Study Area. The field assessment (Section 1.3.3) was used to confirm the
presence of bushfire prone vegetation within and adjoining the Study Area. It should be noted
that if parts of these woodlands were cleared, as part of an approved development plan, the
cleared areas may no longer meet the criteria for bushfire prone lands.

2.3 Bushfire Prone Lands

(Source: Camden Council website1)
Figure 2 Bushfire Prone Lands Map

2.4 Environmental Features
The vegetation types within and adjoining the Study Area are shown in the table below and in
Figure 3 and where possible were confirmed in the field. The corresponding predominant
vegetation structure and formation (as per Keith 2004 and as referenced in Appendix 2 of
Planning for Bush Fire Protection (NSWRFS 2006)) are shown in the table below, as well as the
corresponding AS3959:2009 (Standards Australia 2009) vegetation classification.

Table 1 Vegetation Communites

Vegetation Type Vegetation Class
(Keith 2004)

Vegetation formation AS3959:2009
class

HN 528 Grey Box -
Forest Red  Gum grassy
wood land on flats

Coastal Valley
Grassy Woodlands

Grassy Woodlands
(Woodland)

Woodland

N 526 Forest Red  Gum
- Roughbarked  Apple
grassy woodland

Coastal Valley
Grassy Woodlands

Grassy Woodlands
(Woodland)

Woodland

Cleared land / exotic
grassland

Managed land and
grassland

Low threat

The following threatened/migratory species are recorded on the Study Area: Cattle egret;
Latham’s snipe; and Cumberland Plain Land Snail.

1 http://www.camden.nsw.gov.au/assets/pdf/Development/PlanningAndBuildingInformation/2015/Bushfire-Prone-Land-Maps/Bushfire-
Map-1.pdf



$+

#*

$+$+

$+

$+
$+

$+

XY

kj
kj
kjkjkjkjkj

kjkj

kj
kjkjkj

kj

kj

kj

kj
kjkj

kj
kj

kj
kjkj
kj
kj

kj
kj
kj

kj

kj

kjkjkj

!!!
!!!

!!!

!!!

!!!

!!!

CH
ITT

IC
K 

LA
NE

CUT HILL ROAD

COBBITTY ROAD

NEPEAN RIVER

COBBITTY CREEK

80

80

90
5060

80120110

14
0

130

15
0

100

60

160

60

80

10
0

80

90

50

70

90

80

60

70

60

70

50
70

70

100

80

90

285,000

285,000

286,000

286,000

287,000

287,000

288,000

288,000

6,2
34,

000

6,2
34,

000

6,2
35,

000

6,2
35,

000

Figure  3

Job  N um b e r
Revision A

21-25925

N :\AU\Syd ne y\Proje cts\21\25925\GIS\Map s\De live rab le s\21_25925_Z 005_Site Ve ge tation.m xd

Map  Proje ction: Transverse  Me rcator
Horizontal Datum :  GDA 1994
Grid : GDA 1994 MGA Z one  56

0 250 500125

Me tre s

LEGEN D

o
© 2016. Whilst every care  has b e e n take n to p re p are  this m ap , GHD (and  N SW De p artm e nt of Land s, Sixmap s 2016) m ake  no re p re se ntations or warrantie s ab out its ac c uracy, re liab ility, com p le te ne ss or suitab ility for any p artic ular p urp ose  and  cannot ac c e p t liab ility and  re sp onsib ility of any kind  
(whe the r in contract, tort or othe rwise ) for any e xp e nse s, losses, d am age s and /or costs (inc lud ing ind ire ct or conse que ntial d amage ) whic h are  or m ay b e  incurre d  b y any p arty as a re sult of the  m ap b e ing inac curate , inc om p le te  or unsuitab le  in any way and  for any re ason.

Date 16 N ov 2016

Cob b itty Planning Prop osal

 Ve ge tation typ e s, fauna hab itats, 
and  thre ate ne d  and  m igratory fauna

Data sourc e : Ge ne ral top o - N SW LPI DTDB 2012, Ae rial im age ry - sixmap s 2016.  Cre ate d  b y:m king3

Le ve l 15, 133 Castle re agh Stre e t Syd ne y N SW 2000  T 61 2 9239 7100  F 61 2 9239 7199  E syd m ail@ghd .c om .au  W www.ghd .c om .au

Pap e r Size  A4

FIEL
D

Se rvic e  Laye r Cre d its: © Land  and  Prop e rty Inform ation 2015

Stud y are a
Acc e ssib le  p rop e rtie s
Contours
Road s

Wate rways
!!! Plot/transe ct

Fauna habitats
Wate rb od ie s
Wild life  c orrid or

kj Hollow b e aring tre e

Threatened and migratory fauna
$+ Cum b e rland  Plain Land  Snail
#* Cattle  Egre t
XY Latham s Snip e

Vegetation types
HN 528 Gre y Box - Fore st Re d  Gum
grassy wood land  on flats
(Mod e rate /good  – p oor)
HN 528 Gre y Box - Fore st Re d  Gum
grassy wood land  on flats
(Mod e rate /good  – high)

HN 526 Fore st Re d  Gum  - Rough-
b arke d  Ap p le  grassy wood land
(Mod e rate /good  – p oor)



GHD | Report for Cobbitty Planning Proposal Specialist Studies, 2125925 | 8

The woodland vegetation identified in Figure 3 match the description of Grassy Woodland
vegetation formation (NSWRFS 2006) for the following reasons;

 Open to sparse layer of eucalypts with crowns rarely touching;

 Foliage cover of approximately 30%; and

 Groundcover of grasses, tussocks and herbs with a sparse distribution of shrubs.

This vegetation formation can support medium to high intensity bushfires, most likely burning as
a faster moving surface fire in these open woodland communities without a shrubby
understorey.  The Study Area has been subject to bushfires and grassfires in the past, with
grassfires the most likely fires experienced in the vicinity.

2.5 Effective Slope

Confirmation of “Effective Slope” was assessed using a clinometer based on the slope map
prepared (Figure 4).  This assessment was completed in accordance with intent of Planning for
Bush Fire Protection (NSWRFS 2006). Overall slope classes within the vegetation hazard were
either upslope | flat or >0-5 degrees. To provide a conservative estimate of slope a slope class
of >0-5 degrees was used for the entire Study Area

2.6 Fire Weather

The study area falls within the Camden Council Local Government Area, which is within the
‘Greater Sydney Region’ and has a corresponding FDI rating of 100 (NSWRFS 2006).
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Figure 4 Slope Class Map
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3. Bushfire Protection Measures for the
Proposal
A range of bushfire mitigation measures can be incorporated in the development of the Study
Area including provision of asset protection zones, sufficient setback to allow the subdivision
layout to be developed within a <BAL 29 footprint, and all-weather road access.  These bushfire
protection measures are implemented to meet the aims and objectives of Planning for Bush Fire
Protection (NSW RFS 2006) and are described in the following sections.

3.1 Asset Protection Zones

Asset Protection Zones (APZ) are determined based on vegetation and slope. The residential
dwelling is to be contained outside the APZ. Potential APZ distances which may apply are
shown in Table 2 and are calculated in accordance with Appendix 2 of the PBP (NSWRFS
2006).  APZs are maintained and landscaped according to Standards for Asset Protection
Zones (NSWRFS 2005), and can include within them roads, walking paths, bike tracks, road
verges and parking areas (see example if Figure 5).

Table 2 APZ dimensions

Vegetation Slope Class APZ Comment

Woodland flat | upslope 10 m APZ may incorporate roads,
walking tracks and cycle pathsWoodland 0-5 degrees 15 m

Figure 5 Example of bushfire hazard separation using road, footpath and
road verges

Class 10b buildings (such as fences, retaining walls, walls and swimming pools) within the APZ
need to be constructed of non-combustible materials. Where an above ground pool is erected it
should not adjoin or be attached directly to the wall of the dwelling (NSWRFS 2006).

Class 10a buildings (such as a garage, carport, shed or other non-habitable buildings) need to
be located greater than 10 m away from the dwelling. If the building is located within 10 m of the
dwelling, the 10a building must meet the construction standard specified for the dwelling
(NSWRFS 2006).
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3.2 Housing Construction Standards

The Australian Standard AS 3959:2009 (Construction of buildings in bushfire prone areas)
provides methodologies (Method 1 (simplified) and Method 2 (detailed)) to calculate bushfire
attack level (BAL).

The simplified procedure methodology (Method 1) is based on a worst case scenario bushfire,
burning at its highest intensity and rate of spread, with at least 100 metres flame front, under
catastrophic weather conditions.  Applying Method 1 to Study Area the following BAL
requirements would be triggered for sections of the subdivision with the vegetation and slope
class shown below.

Table 3 AS 3959:2009 BAL Calculation

Vegetation Slope Class Flame
Zone

BAL 40 BAL 29 BAL 19 BAL 12.5

Distance from predominant vegetation in metres

Woodland flat | upslope <12 12-<16 16-<24 24-<33 33-<100

Woodland 0-5 degrees <15 15-<21 21-<29 29-<41 41-<100

Planning for Bush Fire Protection (NSWRFS 2006) requires that subdivision must achieve the
performance criteria of BAL not exceeding 29 kW/m2. However, a full review Planning for Bush
Fire Protection (2006) has commenced, and while it is not known what changes are being
nominated, it has been suggested to change the subdivision requirement from 29 kW/m2 to 19
kW/m2., which would require greater setback distances from retained vegetation.  Therefore, as
it might be some time before the Study Area is developed and to accommodate the potential for
such a change (although not confirmed), a conservative approach was taken and BAL19 was
selected as the basis for preparing buffers across entire study area (Figure 6). The BAL 19
buffer was applied across the entire the study area:

 Based on a slope class 0-5 degrees – recognising that some areas may be flat or have
vegetation upslope (and therefore reduced separation distances would apply); and

 Buffering from vegetation >1 hectare and using as a guide vegetation identified as High to
Very High in the Ecological Constraints Analysis report prepared by GHD for the study
area.  It is assumed that, providing statutory approval is given and any mandatory offsetting
arrangements that are specified can be met, that vegetation identified as Low or Moderate
constraints (or potentially greater) can be developed.

The 29 metre BAL 19 buffer was applied to each section of the area is shown in Figure 6 (noting
that this is a conservative approach and current requirements only require a 21 m (BAL 29)
buffer).  It shows that the south-eastern section of the West section, north-east corner of the
North Section and the middle of the East section contains vegetation which is identified for
retention, to which a buffer has been applied.

No part of a residential building (and adjoining Class 10b structure) can be constructed within
this buffer. However, these buffer areas can include yards and lawns maintained and
landscaped according to Standards for Asset Protection Zones (NSWRFS 2005).  They can
also be used for the placement of roads, walking paths, bike tracks, road verges, recreation
grounds and parking areas (see example in Figure 5).
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3.3 Services

The following services requirements can be included in the development of the study area.

3.3.1 Water supply

Water supplies are accessible and suitably spaced including:

 Reticulated water supply to urban subdivisions uses a ring main system for areas with
perimeter roads;

 Fire hydrant spacing, sizing and pressures comply with AS 2419.1 – 200; and

 Hydrants are not located within any road carriageway.

3.3.2 Electricity

Electricity lines are:

 Where practicable, underground; or

 Where overhead electrical transmission lines are proposed:

– lines are installed with short pole spacing (30 metres),

– unless crossing gullies, gorges or riparian areas; and

– no part of a tree is closer to a power line than the distance

– set out in accordance with the specifications in ‘Vegetation Safety Clearances’ issued
by Energy Australia (NS179, April 2002).

3.3.3 Gas

In order to comply with the Rural Fires Regulation, all gas supplies are to be installed and
maintained in accordance with AS/NZS 1596 – 2014

3.4 Access

3.4.1 Perimeter Access

Perimeter access, in the form of proposed fire trails, while are unlikely to be required within the
Study Areas, however if required they must meet the acceptable solutions identified in Planning
for Bush Fire Protection (NSWRFS 2006).

3.4.2 Public Roads

The existing public roads are two-wheel drive, all weather roads (comprised of sealed and
partially unsealed sections). All new roads must comply with Table 4.1 of Planning for Bush Fire
Protection 2006, as shown below.
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Traffic management devices are not to be installed and curves must be minimal to allow rapid
access and egress.  Curves have a minimum inner radius of six metres and the distance
between the inner and outer curves is 6 m. Maximum grades of the road will not exceed 10
degrees crossfall and 15 degrees’ slope (the entire Study Area is <5 degrees).  The road
capacity is sufficient to carry a fully loaded fire-fighting vehicle (15 tonnes).

Parking bays where provided will not obstruct or reduce the paved width of the access roads.

3.4.3 Property Access Roads

Fire appliances will generally be operating from the public road.

4. Conclusion
The potential bushfire constraints within the Study Area are not overly complex and the areas
proposed for development are not significantly constrained by issues relating to bushfires.  The
requirements of, and the acceptable solutions identified in, Planning for Bush Fire Protection
(NSWRFS 2006) in relation to asset protection zones, public roads and access, provision of
services are to be incorporated into the optimal structure plan for the Study Area (Appendix A).

In addition, the conservative approach taken to providing an increased separation distance
between woodland vegetation hazard and residential structures, through using BAL 19 rather
than BAL 29 separation distances of AS 3959:2009, will provide for increased bushfire
resilience of the proposed development and will accommodate potential future changes to
AS3959 and/or Planning for Bush Fire Protection (NSWRFS 2006) if they eventuate.



GHD | Report for Cobbitty Planning Proposal Specialist Studies, 2125925 | 15

5. References
Leonard JE, Blanchi R, White N, Bicknell A, Sargeant A, Reisen F, Cheng M, Honavar K. 2006.
Research and Investigation into the performance of residential boundary fencing systems in
bushfires. CMIT-2006-186 Technical report for the Bushfire CRC and BlueScope Steel Ltd.

NSWRFS (NSW Rural Fire Service) 2005. Standards for Asset Protection Zones.

NSWRFS (NSW Rural Fire Service) 2006. Planning for Bush Fire Protection: A Guide for
Councils, Planners, Fire Authorities and Developers. Prepared by NSW Rural Fire Service in
cooperation with the Department of Planning.

Standards Australia 2009. AS3959 – 2009 Construction of Buildings in Bushfire-prone areas.
Standards Australia and the Australian Building Codes Board, Sydney.

Standards Australia 2014 AS/NZS 1596 The Storage and Handling of LP Gas.

Standards Australia 2005. AS2419.1 – 2005 Fire Hydrant installations – System design,
installation and commissioning



GHD | Report for Cobbitty Planning Proposal Specialist Studies, 2125925



GHD | Report for Cobbitty Planning Proposal Specialist Studies, 2125925 | 17

Appendix A – Structure Plan
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Executive summary 

This report is subject to, and must be read in conjunction with, the limitations set out in Section 8 and 

the assumptions and qualifications contained throughout the Report. 

The Client is preparing a planning proposal for an area of land in the village of Cobbitty to enable 

residential development in the area. Cobbitty is a small village located in the Local Government Area 

of Camden located 7 km from Camden town centre. Land uses within Cobbitty consist of small rural 

holdings, larger rural residential lots and smaller rural residential lots fronting Cobbitty Road. 

The proposed type of residential development will be 2,000-4,000 m2 lots with some smaller lots 

focused around certain clusters within the heart of the village. The theme and vision for the project 

team focus on sustainability and best practice, we would like to provide an alternate to the carpet 

subdivisions being released in the growth centres Several high level studies have been commissioned 

with regard to the land within the footprint of the proposed development area. This report outlines the 

potential for contamination based on a review of historical information and a brief visual inspection of 

the area. 

The primary objectives of the preliminary contaminated land investigation were to assess, to the extent 

practicable using available information, the magnitude of potential contaminated land issues which 

may pose a risk to human health or the environment and therefore require management within the 

project footprint as part of the proposed development  

To successfully achieve the project objectives, our team undertook a desk based review of available 

relevant information pertaining to the study area and completed a high level inspection of the study 

area to ground truth the findings of the desk-based review and further our understanding of the 

magnitude of areas of potential concern from a contamination perspective 

A study area inspection on public roads and accessible private land was undertaken by a GHD 

Environmental Scientist on 25 October. 2016. Access to two properties was available with other 

properties observed from public roads only. The primary land uses within the development area was 

found to be residential and rural (primary production).  

With respect to land contamination issues, based on GHD’s experience at sites with similar use and 

history and considering the potential sources of contamination identified, and subject to further 

detailed site investigation and preparation/implementation of a remediation action plan (if required), 

GHD does not anticipate any significant constraint to the future use of the study area as a residential 

development. 

Based on the conclusions outlined above, GHD recommends a Detailed Site Investigation (DSI) (as 

described by ASC NEPM 2013) be undertaken at the study area. The DSI would comprise intrusive 

ground works to investigate the potential for actual site contamination at the study area associated 

with farming activities, mechanical maintenance and hazardous building materials. 

The results of such an investigation would characterise local conditions and confirm the findings of the 

field observations made to date. In addition, the findings of the intrusive study area investigations 

would provide a basis to evaluate if the onsite conditions pose a human health or ecological risk in 

light of the proposed residential land use and if site remediation and/ or longer term management is 

required to make the site suitable for the intended land use. 
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1. Introduction and objectives 

1.1 Introduction 

The Client is preparing a planning proposal for an area of land in the village of Cobbitty from its 

current RU1 Primary Production zoning to enable residential development within the study area 

(the project).  

Assessment of potential contaminant liability is required to enable project approvals, detailed 

planning and construction to proceed with minimal delays which may otherwise be presented by 

the identification of unexpected contaminated findings throughout the process. This phase of 

works represents the preliminary stage of assessment and is focused on the identification of 

areas of potential concern which may pose constraints to the overall development process. 

1.2 Project overview 

Cobbitty is a small village located in the Local Government Area of Camden located 7 km from 

Camden town centre. Land uses within Cobbitty consist of small rural holdings, larger rural 

residential lots and smaller rural residential lots fronting Cobbitty Road.  

The planning proposal is supported by a structure plan to enable additional residential 

development in Cobbitty. The proposed type of residential development will be 1,500-4,000 m2 

lots with some smaller lots focused around certain clusters within the heart of the village.  

The theme and vision for the project is a focus on sustainability and best practice, with a view of 

providing a different product and lifestyle opportunity to that afforded by the new “greenfield” 

urban release areas. Several high level studies have been commissioned with regard to the 

land within the footprint of the proposed development area. This report outlines the potential for 

contamination based on a review of historical information and a brief visual inspection of the 

area. The “structure plan” for the project was still being finalised at the time of preparation of this 

report. 

1.3 Objectives 

The primary objective of the preliminary contaminated land investigation was to assess, to the 

extent practicable using available information, the magnitude of potential contaminated land 

issues which may pose a risk to human health or the environment and therefore require 

management within the project footprint as part of the proposed development  

1.4 Scope of work 

To successfully achieve the project objectives, our team undertook a desk based review of 

available relevant information pertaining to the study area and completed a high level inspection 

of the study area to ground truth the findings of the desk-based review and further our 

understanding of the magnitude of areas of potential concern from a contamination perspective.  
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The scope of works is summarised below: 

Task 1: Initial desk based review.  

Desktop review of existing information pertaining to the Project. Information reviewed included: 

 Current and historical aerial photographs (to identify potentially contaminating land uses 

and residential/agricultural buildings containing asbestos containing building materials);  

 Environmental site setting within the study area including drainage, geology, hydrogeology 

and soil (including acid sulfate soils) conditions; 

 Available Council information (Local Environmental Plan, Development Control Plans); and 

 Regulatory searches including databases managed by NSW EPA. 

WorkCover dangerous goods record searches, Section 149 planning certificates and historical 

title deed searches were not purchased during this stage however may be required for future 

phases of work. 

Task 2: High level project area inspection:  

A high level inspection of the study area was completed of land uses and potentially 

contaminating activities from publicly accessible areas within the project footprint (particularly 

where areas were determined as having a high potential for contamination). During the 

inspection, the following points were considered: 

 Potentially contaminating land uses throughout the project area. 

 Identification of potential sources of contamination, where accessible, which may pose a 

constraint to the project or require management as part of the infrastructure development 

works and as such require further detailed site inspection and/or intrusive contamination 

assessment. 

 The nature of the proposed development and how the contamination in these areas may 

be managed. 

A photographic record was collected during the study area inspection, which is included within 

Appendix B. 

Task 3: Preliminary contaminated land report 

This summary report has been prepared outlining the findings of the desk based review and 

outlining recommendations for future investigation works. The report has been prepared with 

reference to NSW OEH (2011) Guidelines for Consultants Reporting on Contaminated Sites.  

A preliminary evaluation of the relative risk of contamination associated with individual areas of 

potential concern has been provided taking into account the nature of the proposed 

infrastructure development works and current land use and receptors.  
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2. Site identification 

2.1 Study area location 

For the purpose of this preliminary contaminated land assessment, the study area is defined as 

the proposed development area, occupying an area of approximately 332 hectares. The 

boundary of the study area is shown on Figure 1 (Appendix A) and site identification details are 

summarised in Table 1. 

Table 1 – Study area Summary 

Information Details 

Local Government Area Camden Council 

Site Address Cobbitty Road, Chittick Lane, Cut Hill Road 

Site Area Approximately 332 ha 

Description Multiple Lots comprising area between Cobbitty village and Cobbitty creek 

Current Land Zoning RU1 – Primary Production 

Geographic Co-ordinates 285950.41 E 6233993.45 S 

Current Land Use Residential and Farming use 

The study area is located directly to the north of Cobbitty Road, Camden, NSW, approximately 

1.6 km west of The Northern Road. The study area is adjacent to the University of Sydney, 

Camden. It is proposed that the study area will be re-developed as residential land. 

The study area is approximately 332 ha and comprises 27 separate plots of land (refer to Figure 

1, Appendix A). 

An initial inspection carried out by a Senior Environmental Scientist from GHD on 25 October 

2016 indicated the majority of the site is currently agricultural/ residential with cattle and horse 

grazing land making up much of the area. 

Site section referencing 

For ease of reporting, the study area has been sub-divided into three sections, determined 

using public roads to divide the study area as shown on Figure 2 (Appendix A). These are 

summarised as follows: 

 The western portion of the study area is located to the west of Cut Hill Road.  

 The eastern portion to the east of Chittick Lane. 

 The central portion between Cut Hill Road and Chittick Lane.  
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2.2 Study area conditions and surrounding environment 

2.2.1 Hydrology 

Observations made during the site inspection and reference to the topographical map 

(accessed through NSW Spatial Services SIX Maps) indicated a number of water bodies within 

the study area and within close proximity. There were also a number of creeks in the vicinity. 

 In the western portion of the study area, the topographical plan showed one large dam 

and two creeks with the Nepean River located approximately 1 km to the southwest. 

 In the central portion of the site there were 13 small dams and the study area was 

bounded by Cobbitty Creek to the north. There were also several small creeks linking the 

various dams. 

 In the eastern portion of the study area there were 8 small dams and ponds with the study 

area bounded by Cobbitty creek to the north and northeast. There were also several 

small creeks linking the various dams and ponds 

2.2.2 Soils and landscape 

The NSW Government Environment and Heritage eSPADE website provides mapped soil 

profiles throughout NSW. The majority of the study area’s soils were classified as residual of the 

Blacktown Soil Landscape Group. Soils are shallow to moderately deep (<100 cm), hard-setting 

mottled texture contrast soils, red, brown, podzolic soils in crests, grading to yellow podzolic 

soils on lower slopes and drainage lines. Stated limitations are low soil fertility and low soil 

drainage. 

The indicated landscape is low hills and rises on Wianamatta Group Shale (shale, sandstone-

lithic and sandstone quartz) in the Cumberland Plain. Local relief 10-50 m, altitude 10-202 m 

and slopes 0-9%. 

The remainder of the site is underlain by red/brown kuro soils (Red/Brown Podzolic Soils) on 

upper foot slopes, Brown and Yellow podzolic soils on lower foot slopes and near drainage 

lines. 

The landscapes were described as foot slopes and hillslopes on Quaternary Alluvium (shale, 

alluvium, siltstone, mudstone and sandstone-quartz in the Cumberland Plain. 

2.2.3  Topography 

The topography of the area is gently undulating with a slight overall slope to the north and to a 

lesser extent the east and west (topographical maps, current series, accessed through NSW 

Spatial Services SIX Maps). 

Elevation ranges from 60 m to 100 m AHD, undulating across the study area, 

The topography of the surrounding area is also gently undulating but rises to form the foothills of 

the Blue Mountains approximately 6 km west of the study area. 
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2.2.4 Geology 

The 1:100,000 Wollongong – Port Hacking Geological Series Sheet 9029-9129 1st Ed. 1985 

indicates the majority of the study area to be underlain by carbonaceous shales of the 

Wianamatta Group of the Triassic Period. 

In the northern portions of the study area, the geology is described as Quartz and lithic “fluvial” 

sand, silt and clay. 

2.2.5 Hydrogeology 

As described in section 2.2.4, the study area is primarily underlain by shales with groundwater 

likely to be confined. 

The direction of regional groundwater flow is expected to follow the slopes of the regional 

topography ultimately contributing to the Nepean River to the north and west of the study area. 

A search of the NSW Department of Primary Industries, Office of Water, All groundwater map, 

identified four existing groundwater wells within the study area boundaries and nine 

groundwater wells within 1 km of the study area. These wells were recorded as being installed 

for private and domestic/stock use. Salinity data provided for these wells lists the groundwater 

as fresh. Well were installed to between 170 m and 200 m below ground level with standing 

water level noted at approximately 15 m below ground level. A summary of borehole information 

is located in Table 2. 

Table 2 Groundwater Bore Information 

Bore Reference Purpose Completion Date Final Depth SWL 

GW111717 Stock 2/1/2010 216.00 34.00 

GW034307 Irrigation 1/9/1968 Not Provided Not Provided 

GW109158 Domestic, Stock 5/8/2008 Not Provided Not Provided 

GW106592 Domestic 25/10/2005 Not Provided Not Provided 

GW110103 Not Provided Not Provided Not Provided Not Provided 

GW105997 Domestic, Stock 27/5/2005 Not Provided Not Provided 

GW106394 Domestic, Stock 1/6/2004 279.00 63.00 

GW106174 Domestic, Stock 8/6/2004 201.00 15.50 

GW104385 Domestic, Stock 9/8/2002 117.50 34.00 

 

  



 

  GHD | Report for Preliminary Contaminated Land Assessment  I 6 

2.2.6 Acid sulfate soils 

The NSW Office of Environment and Heritage Acid Sulfate Soils risk maps (1997) indicates that 

the study area is not expected to be underlain by Acid Sulfate Soils. 

2.3 Regulatory context 

This report has been prepared with reference to State Environmental Planning Policy No. 55 – 

Remediation of Land (SEPP 55). 

SEPP 55 requires consideration of contamination issues when rezoning land or changing its 

use through a development application process. If there is likely to be a change in use that may 

increase the risk to health of the environment from contamination, a planning authority must be 

satisfied that the land is suitable for the proposed use or can be remediated to make it suitable. 

Additionally, guidelines “made or approved” by the NSW EPA under Section 105 of the 

Contaminated Land Management Act, 1997 were also considered. These guidelines include the 

following: 

 National Environmental Protection council (NEPC), National Environment Protection 

(Assessment of Site Contamination) Measure (NEPM), 2013. 

 NSW Environment Protection Authority (EPA), Contaminated Sites: Guidelines for 

Consultants Reporting on Contaminated Sites, 2011. 

 Department of Environment and Climate Change (DECC), Contaminated Sites: 

Guidelines on the Duty to Report Contamination under the Contaminated Land 

Management Act 1997, 2009. 

 NSW DECC, Contaminated Sites: Guidelines for NSW Site Auditor Scheme; 2006. 
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3. Study area history 

3.1 Historical aerial photography 

A selection of aerial photographs was examined in order to ascertain past activities and land 

uses within the study area. The years examined were 1956, 1965, 1975, 1984. 1994, 2006 and 

2016. Summaries are provided in Table 3. Historical aerial photos are provided in Appendix A 

with the current aerial photograph being used as the background to study area figures provided 

in Appendix A 

Table 3 – Historical aerial photograph summaries 

Year Observations 

1956 Black and White The western portion of the study area had little or no development. One 
small structure was visible adjacent to Cut Hill Road, and a large dam 
was present to the north of this portion. There were what appeared to 
be several dirt roads through this portion of the study area. There were 
no indications of contaminating activities being undertaken in the 
western portion of the study area. 

The central portion of the study area contained what appeared to be a 
farm and one residential property. Much of the land appeared to be 
cleared of trees, and was likely used for grazing. There was one dam 
visible in this portion of the study area. There were no indications of 
contaminating activities being undertaken in the central portion of the 
study area. 

The eastern portion of the study area contained what appeared to be 
one small residential property. Much of the land appeared to be cleared 
of trees, and was likely used for grazing. There were no indications of 
contaminating activities being undertaken in the eastern portion of the 
study area. 

1965 Black and White A new and larger dam had been constructed in the north of the western 
portion of the study area. A dirt road appeared to have been 
constructed marking the northern edge of the study area. The 
remainder of this portion of the study area appeared similar to the 1956 
photograph. 

The central portion of the study area appeared to be slightly more 
developed than in 1956 with what appeared to be several residential 
houses, the presence of 4 dams and some further clearing of trees. A 
large shed had been constructed to the south of this portion. 

The eastern portion of the study area appeared largely similar to the 
1956 photograph however the residential property had been 
significantly developed and two small dams were noted to be present. 
Vegetation in this portion of the study area remained largely consistent. 
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Year Observations 

1975 Black and White (low 
resolution) 

The western portion of the study area had been significantly developed. 
A large farm structure had been constructed with multiple pens/ fenced 
allotments and several farm buildings having been constructed. The 
large dam has reduced in size and a second small dam constructed. 
The remainder of this portion of the study area appeared similar to the 
1956 photograph. 

The central portion of the study area appeared to be more developed 
with the construction of what appeared to be a large farm and 
associated buildings as well as pens / fenced allotments. A second 
large shed, identical that that previously constructed to the south of this 
section had been constructed adjacent to the first shed. An additional 
large dam had been constructed to the north of the central portion and 
further clearing of trees had taken place. 

The eastern portion of the study area appeared to be more developed 
with what appeared to be several residential properties, construction of 
a farm, and further clearing of trees. 

1984 Colour The western portion of the study area had been developed since the 
1975 photograph with the addition of what appeared to be a horse 
exercising track and the creation of some fields where it appeared 
crops were being grown. The residential property to the south of this 
portion had been replaced with a larger residential building. 

The central portion of the study area remained largely consistent with 
the 1975 photograph with some residential development along Cobbitty 
Road (not part of the study area) and the addition of 2 or 3 what 
appeared to be residential buildings in the south of this portion. 

The eastern portion of the study area had been developed with the 
addition of what appeared to be several residential buildings and 
construction of a horse exercise track and several associated horse 
pens. What appeared to be a large residential property off Cobbitty 
Road had been constructed. 

1994 Colour The western portion of the study area appeared consistent with the 
1984 photograph with only minor changes to the large farm and no 
other 

 

 significant development. 

The central portion of the study area had been developed significantly 
from the 1984 photograph with the construction of a new drive way 
running east from Cut Hill road and leading to what appeared to be 5 
newly developed residential properties. A large horse exercising yard 
had been constructed to the in the north of this portion of the study 
area. There was also what appeared to be some residential 
development to the along the southern study area boundary. 

The eastern portion of the study area remained consistent with the 
1984 photograph with no development or evidence of contaminating 
activities being undertaken in this portion of the study area. 
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Year Observations 

2006 Colour The western portion of the study area had undergone minor 
development since the 1994 photograph with the construction of what 
appeared to be an additional residential property and new dam in the 
norther section of this portion of the study area. The remainder of this 
portion of the study area remained consistent with the 1994 
photograph. 

The central portion of the study area remained largely consistent with 
what was observed in the 1994 photograph with no significant 
development having taken place. 

What appeared to be three new residential properties had been 
developed in the eastern portion of the study area since the 1994 
photograph but beyond this there had been no significant development 
since the 1994 photograph with the study area appearing largely 
consistent. 

2016 Colour The western portion of the study area appeared consistent with the 
2006 photograph with only minor changes to the large farm and no 
other significant development. 

The central portion of the study area appeared consistent with the 2006 
photograph with only minor changes to what appeared to be residential 
properties and vegetation across the study area. The one significant 
change was that the one of the sheds to the south of this portion of the 
study area, described in the 1975 photograph had been demolished. 

The eastern portion of the study area study area appeared consistent 
with the 2006 photograph with only minor changes to what appeared to 
be residential properties and vegetation across the study area. 
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4. NSW public database searches 

GHD reviewed datasets maintained by the Environment Protection Authority (EPA) including 

notices under the Contaminated Land Management Act 1997, POEO Environment Protection 

License Register, environmental incidents and State Heritage Register, environmental incidents 

and State Heritage Register. Results are presented in Appendix C where applicable and 

summarised in the following sections. 

4.1 Contaminated sites register 

A site is listed on the Contaminated Land Record of Notices only if the EPA has issued a 

regulatory notice in relation to the site under the Contaminated Land Management Act 1997. 

GHD undertook a search of the register on 1 November 2016. No contaminated lands records 

are listed for the study area or within a 1 km radius of the study area. 

4.2 POEO environment protection license register 

The Protection of the Environment Operations Act 1997 (POEO) license register identified 

premises that are licensed for certain activities under the POEO Act. Information of particular 

relevance to this assessment, which is listed on the Register, includes site location, activity type, 

relevant clean up notice, non-compliance and Load-Based Licensing data (LBL) data. Each 

licence provides information on potential point and non-point sources of soil and groundwater 

contamination that may be generated on-site through standard operations, accidental spills and 

leaks. 

GHD undertook a search of the listing on 1 November 2016. The search identified one listing 

which was outside the study area boundary but within a 1 km radius of the study area. Details 

are provided in Table 4  

Table 4 - Licences on the POEO Register 

Licence 
Number 

Company Address Distance Activity Type Licence 
Status 

2767 M Collins & 
Sons 
(Contractors) 
Pty Ltd 

Cut Hill Road 
Cobbitty, 
NSW 2570 

Approximately 
1 km from 
study area 

Extractive 
Activities 
>30,000 - 
50,000T 
obtained 

Issued 
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4.3 List of NSW contaminated sites notified to EPA 

The sites appearing on the EPA “list of NSW contaminated sites notified to the EPA” indicate 

that the notifiers consider that the sites are contaminated and warrant reporting to EPA. 

However, the contamination may or may not be significant enough to warrant regulation by the 

EPA. The EPA needs to review information before it can make a determination as to whether 

the site warrants regulation. 

GHD undertook a search of the listing on 1 November 2016. Whilst three sites were listed within 

the Camden local government area, the closest of these was 3 km from the study area, as such 

further detail has not been provided. 
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5. Study area inspection 

A study area inspection was undertaken by a GHD Environmental Scientist on 25 October, 

2016. The study area inspection concentrated on the land and public accessible roads at Cut 

Hill Road and Chittick Lane.  

5.1 Western study area 

The property (the western portion of the study area) located to the west of Cut Hill Road, was 

observed to be mainly agricultural land, used for cattle and horse grazing, a small portion used 

for crop production, with the remainder used for animal holding pens, and several residential 

houses. (Photographs 1 and 2 show western portion of study area) 

  

Photograph 1 Photograph 2 

5.2 Central study area 

The central portion of the study area was observed to be primarily agricultural land with several 

residential properties constructed within it (Photographs 2 to 6). Much of the central portion was 

not accessible, including private land accessed via locked gates.  

  

Photograph 3 Photograph 4 
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Based on observations made from publically accessible areas, at least one large farm was 

noted within this portion of the study area which could not be inspected.  

  

Photograph 5 Photograph 6 

5.3 Eastern study area  

The eastern portion of the study area was observed to contain an active horse stud farm and 

stables as well as multiple residential properties. It was noted that several blue plastic drums 

with unknown contents were stored in a non-bunded area at the rear of the stables building 

(visible from Chittick Lane).  

Several large residential properties which appeared to be recently constructed were located off 

Chittick Lane. The Johnstone property (to which GHD had access) contained 7 residential 

houses and a large portion of vegetated (mature trees) undeveloped land. The eastern portion 

of the study area is shown in Photographs 7 to 10. 

  

Photograph 7 Photograph 8 
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Photograph 9 Photograph 10 
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6. Preliminary conceptual site model 

Based on the current information, the following preliminary contamination conceptual site model 

(CSM) has been developed for he potential on-site sources of contamination. 

6.1 Potential contaminant sources 

As the study area has primarily been used as farming and agricultural land as well as residential 

housing, potential sources of contamination based on this land use and the information 

gathered are considered to be: 

 Past and present use of organochlorine or organophosphorus pesticides on study area; 

 Past and present storage of chemicals relating to cattle dips and animal cleaning; 

 Potential storage of fuel/oil in the study area (particularly within farms which were not 

inspected); 

 Buried ash or waste in the study area (from when municipal waste collection was not 

undertaken); 

 Presence of hazardous building materials in soil including asbestos and lead from 

construction/demolition; 

 Potential fill of unknown origin within the study area; 

 Nutrient loading from use of fertilisers and animal waste (faeces) 

6.2 Potential pathways for exposure 

The primary pathways by which receptors (residential/ construction and maintenance workers) 

could be exposed to the sources of contamination are considered to be: 

 Direct contact or inhalation of contaminated soil including asbestos; 

 Ingestion of soils and dust; 

 Indoor and outdoor inhalation of vapour; 

 Direct contact with or ingestion of contaminated groundwater 

6.3 Potential receptors 

When evaluating potential adverse health/ environmental effects from exposure to a 

contaminated site, all potentially exposed populations should be considered, For the study area, 

the key populations or receptors are considered to include: 

 Construction/ maintenance workers during site redevelopment; 

 Future residential occupants; 

 Neighbouring property users; and 

 Ecological receptors. 
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7. Conclusions and recommendations 

7.1 Conclusions 

GHD was commissioned by are Design Partnership to conduct a Preliminary Site Investigation 

of a study area at Cobbitty, located north of Cobbitty Road in the Camden local government 

area. 

GHD conducted a study area inspection on 25 October 2016 and a desk based study of the 

study area with a review of historical and regulatory information, including aerial photographs 

and EPA database searches. The results of this study indicate that there is a potential for 

exposure to contamination on the study area under the proposed land use scenario. 

In accordance with the objectives detailed in Section 1.2, and based on the information 

contained within this assessment, the following conclusions are made (subject to the limitations 

outlined in Section 8) 

 There are two large farms within the study area, one located in the western portion of the 

study area, and one located on the central portion of the study area. Further investigation 

of these properties should be undertaken to assess potential sources of contamination 

identified in section 6.1. 

 There are multiple buildings (farm sheds, residential properties and stables) across the 

study area. Based on the review of historical aerial photographs, these structures were 

built, demolished and upgraded at various times since 1956 and prior. Some of these are 

likely to contain hazardous building materials such as lead paint and asbestos and the 

potential for localised contamination of surface soils in the area surrounding these 

buildings (current or former) cannot be discounted. 

 Farmland used for crop production and animal grazing has the potential to be impacted 

by pesticides/herbicides. In addition, any area of farmland used for cattle dipping or 

chemical storage sheds may also be potentially impacted by chemicals used in these 

processes. Use of fertilisers on this land and presence of animal faeces may also 

increase the nutrient loading in soils at the site which can potentially impact groundwater. 

 Farm buildings are often used for maintenance of machinery, which includes hydraulic 

fluid, oil and fuel. Any maintenance sheds, particularly where the ground is unsealed are 

potentially impacted by fluid, oil and fuel. 

 Used plastic drums were noted to be stored adjacent to a stable at the stud farm directly 

to the east of Chittick Lane. The contents of these drums was not confirmed however the 

potential for storage of chemicals cannot be discounted. 

 There may be areas of the study area containing fill of unknown origin and or buried 

ash/waste. 

With respect to land contamination issues, based on GHD’s experience at sites with similar use 

and history and considering the potential sources of contamination identified, and subject to 

further detailed site investigation and preparation/implementation of a remediation action plan (if 

required), GHD does not anticipate any significant constraint to the future use of the study area 

as a residential development. 
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7.2 Recommendations 

Based on the conclusions outlined above, GHD recommends a Detailed Site Investigation (DSI) 

(as described by ASC NEPM 2013) be undertaken at the study area. The DSI would comprise 

intrusive ground works to investigate the potential for actual site contamination at the study area 

associated with farming activities, mechanical maintenance and hazardous building materials. 

The DSI should include a detailed site inspection and preparation of an associated sampling 

and analytical plan to target areas of potential concern. 

The results of such an investigation would characterise the site conditions and confirm the 

findings of the field observations made to date. In addition, the findings of the intrusive site 

investigations would provide a basis to evaluate if the onsite conditions pose a human health or 

ecological risk in light of the proposed residential land use and if site remediation and/ or longer 

term management is required to make the site suitable for the intended land use. 
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8. Limitations 

This report has been prepared by GHD for it Client (as entered under Agreement QA010 dated 

20/10/2016) and may only be used and relied on by the Client for the purpose agreed between 

GHD and the Client. GHD otherwise disclaims responsibility to any person other than the Client 

arising in connection with this report. GHD also excludes implied warranties and conditions, to 

the extent legally permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those 

specifically detailed in the report and are subject to the scope limitations set out in the report. 

The opinions, conclusions and any recommendations in this report are based on conditions 

encountered and information reviewed at the date of preparation of the report. GHD has no 

responsibility or obligation to update this report to account for events or changes occurring 

subsequent to the date that the report was prepared. The opinions, conclusions and any 

recommendations in this report are based on assumptions made by GHD described in this 

report. GHD disclaims liability arising from any of the assumptions being incorrect. 

GHD has prepared this report on the basis of information provided by Client and others who 

provided information to GHD (including Government authorities), which GHD has not 

independently verified or checked beyond the agreed scope of work. GHD does not accept 

liability in connection with such unverified information, including errors and omissions in the 

report which were caused by errors or omissions in that information. GHD has not been involved 

in the preparation of the planning proposal and has had no contribution to, or review of the 

planning proposal. GHD shall not be liable to any person for any error in, omission from, or false 

or misleading statement in, any other part of the planning proposal. 
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Appendix A - Figures 
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Appendix B – Photographic Log 



Reference Description Photograph

Plate 1 Undeveloped farmland in
western portion of site

Plate 2
Undeveloped farmland in
western portion of site

Plate 3
Undeveloped farmland in
western portion of site

Plate 4
Looking west from Cut Hill
Road at farm buildings and
farmland



Reference Description Photograph

Plate 5
Cattle grazing in western
portion of site

Plate 6
Undeveloped farmland in
western portion of site

Plate 7
Residential property in central
portion of site

Plate 8
Drum storage in eastern
portion of site adjacent to
Chittick Lane



Reference Description Photograph 

Plate 9 

Undeveloped land on 
Johnstone property in eastern 
portion of site. Residential 
properties nearby 

 

Plate 10 
Closed gates at entrance to 
farm in central portion of the 
site (not inspected) 

 

Plate 11 
Residential property and open 
farmland in central portion of 
the site 

 

Plate 12 

Undeveloped land on 
Johnstone property in eastern 
portion of site. Residential 
properties nearby 

 



Reference Description Photograph 

Plate 13 
Dam adjacent to residential 
properties in central portion of 
the site 

 

Plate 14 
Undeveloped land adjacent to 
residential properties in 
central portion of the site 
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Appendix C – Regulatory Documents 

 

 



Section 55 Protection of the Environment Operations Act 1997

Environment Protection Licence
Licence - 2767

Number:

Licence Details

Anniversary Date:

 2767 

27-November

Licensee

M COLLINS & SONS (CONTRACTORS) PTY LTD

PO BOX 55

MILPERRA NSW 2214

Premises

M COLLINS & SONS (CONTRACTORS) PTY LTD

CUT HILL ROAD

COBBITTY NSW 2570

Scheduled Activity

Extractive Activities

Fee Based Activity Scale

Other Land-Based Extraction > 30000-50000 T obtained

Region

Phone: 

Fax:

Metropolitan - Illawarra

Level 3, NSW Govt Offices, 84 Crown Street

WOLLONGONG NSW 2500

(02) 4224 4100

(02) 4224 4110

NSW 2520

PO Box 513 WOLLONGONG EAST

Page 1 of 13Environment Protection Authority - NSW
Licence version date: 6-Mar-2012



Section 55 Protection of the Environment Operations Act 1997

Environment Protection Licence
Licence - 2767

INFORMATION ABOUT THIS LICENCE      --------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------   3

Dictionary ----------------------------------------------------------------------------------------------------------------------------------------  3

Responsibilities of licensee -----------------------------------------------------------------------------------------------------------------  3

Duration of licence ----------------------------------------------------------------------------------------------------------------------------  3

Licence review ----------------------------------------------------------------------------------------------------------------------------------  3

Fees and annual return to be sent to the EPA -----------------------------------------------------------------------------------------  3

Transfer of licence -----------------------------------------------------------------------------------------------------------------------------  4

Public register and access to monitoring data -----------------------------------------------------------------------------------------  4
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O1    Activities must be carried out in a competent manner  ----------------------------------------------------------------------  6

O2    Maintenance of plant and equipment  --------------------------------------------------------------------------------------------  6

O3    Dust  ---------------------------------------------------------------------------------------------------------------------------------------  6

4      MONITORING AND RECORDING CONDITIONS  ---------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------   6
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M2    Recording of pollution complaints  ------------------------------------------------------------------------------------------------  7
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Section 55 Protection of the Environment Operations Act 1997

Environment Protection Licence
Licence - 2767

Information about this licence 
  

Dictionary 

A definition of terms used in the licence can be found in the dictionary at the end of this licence. 

  

Responsibilities of licensee 

Separate to the requirements of this licence, general obligations of licensees are set out in the Protection 
of the Environment Operations Act 1997 (“the Act”) and the Regulations made under the Act.  These 
include obligations to: 

 ensure persons associated with you comply with this licence, as set out in section 64 of the Act; 
 control the pollution of waters and the pollution of air (see for example sections 120 - 132 of the Act); 

and 
 report incidents causing or threatening material environmental harm to the environment, as set out in 

Part 5.7 of the Act. 
  

Variation of licence conditions 

The licence holder can apply to vary the conditions of this licence.  An application form for this purpose is 
available from the EPA. 

The EPA may also vary the conditions of the licence at any time by written notice without an application 
being made. 

Where a licence has been granted in relation to development which was assessed under the 
Environmental Planning and Assessment Act 1979 in accordance with the procedures applying to 
integrated development, the EPA may not impose conditions which are inconsistent with the 
development consent conditions until the licence is first reviewed under Part 3.6 of the Act. 

  

Duration of licence 

This licence will remain in force until the licence is surrendered by the licence holder or until it is 
suspended or revoked by the EPA or the Minister.  A licence may only be surrendered with the written 
approval of the EPA. 

  

Licence review 

The Act requires that the EPA review your licence at least every 5 years after the issue of the licence, as 
set out in Part 3.6 and Schedule 5 of the Act.  You will receive advance notice of the licence review. 

 

Fees and annual return to be sent to the EPA 

For each licence fee period you must pay: 

 an administrative fee; and 
 a load-based fee (if applicable). 
 

Page 3 of 13Environment Protection Authority - NSW
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Section 55 Protection of the Environment Operations Act 1997

Environment Protection Licence
Licence - 2767

The EPA publication “A Guide to Licensing” contains information about how to calculate your licence fees. 
The licence requires that an Annual Return, comprising a Statement of Compliance and a summary of  
any monitoring required by the licence (including the recording of complaints), be submitted to the EPA.   
The Annual Return must be submitted within 60 days after the end of each reporting period. See condition  
R1 regarding the Annual Return reporting requirements.  
 
Usually the licence fee period is the same as the reporting period. 
  

Transfer of licence 

The licence holder can apply to transfer the licence to another person.  An application form for this purpose  
is available from the EPA. 

 Public register and access to monitoring data 

Part 9.5 of the Act requires the EPA to keep a public register of details and decisions of the EPA in relation to,  
for example: 
 licence applications; 
 licence conditions and variations; 
 statements of compliance; 
 load based licensing information; and 
 load reduction agreements. 
 
Under s320 of the Act application can be made to the EPA for access to monitoring data which has been  
submitted to the EPA by licensees. 
 

This licence is issued to:

M COLLINS & SONS (CONTRACTORS) PTY LTD

PO BOX 55

MILPERRA NSW 2214

subject to the conditions which follow.
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Administrative Conditions 1

What the licence authorises and regulatesA1

A1.1 This licence authorises the carrying out of the scheduled activities listed below at the premises 

specified in A2. The activities are listed according to their scheduled activity classification, 

fee-based activity classification and the scale of the operation. 

 

Unless otherwise further restricted by a condition of this licence, the scale at which the activity is 

carried out must not exceed the maximum scale specified in this condition. 

Scheduled Activity Fee Based Activity Scale

> 30000 - 50000 T 

obtained

Other Land-Based ExtractionExtractive Activities

Premises or plant to which this licence appliesA2

A2.1 The licence applies to the following premises: 

Premises Details

M COLLINS & SONS (CONTRACTORS) PTY LTD

CUT HILL ROAD

COBBITTY

NSW 2570

LOT 171 DP 730160, LOT 111 DP 736668

Information supplied to the EPAA3

A3.1 Works and activities must be carried out in accordance with the proposal contained in the licence 

application, except as expressly provided by a condition of this licence. 

 

In this condition the reference to "the licence application" includes a reference to: 

a) the applications for any licences (including former pollution control approvals) which this licence 

replaces under the Protection of the Environment Operations (Savings and Transitional) 

Regulation 1998; and 

b) the licence information form provided by the licensee to the EPA to assist the EPA in 

connection with the issuing of this licence.

Limit Conditions 2

Pollution of watersL1

L1.1 Except as may be expressly provided in any other condition of this licence, the licensee must 

comply with section 120 of the Protection of the Environment Operations Act 1997.
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Noise limitsL2

L2.1 Noise from the premises must not exceed an LA10 (15 minute) noise emission criterion of 55 

dB(A), except as expressly provided by this licence.

L2.2 Noise from the premises is to be measured or computed at any point within one metre of any 

residential boundary or other noise sensitive areas such as schools, hospitals, etc. in the vicinity 

of the premises to determine compliance with condition L2.1. 5dB(A) must be added if the noise is 

tonal or impulsive in character.

Hours of operationL3

L3.1 Activities covered by this licence must only be carried out between the hours of 0700 and 1800 

Monday to Friday, and 0700 and 1300 Saturday, and at no time on Sundays and Public Holidays.

Operating Conditions 3

Activities must be carried out in a competent mannerO1

O1.1 Licensed activities must be carried out in a competent manner. 

This includes: 

a) the processing, handling, movement and storage of materials and substances used to carry out 

the activity; and 

b) the treatment, storage, processing, reprocessing, transport and disposal of waste generated by 

the activity.

Maintenance of plant and equipmentO2

O2.1 All plant and equipment installed at the premises or used in connection with the licensed activity: 

a) must be maintained in a proper and efficient condition; and 

b) must be operated in a proper and efficient manner.

DustO3

O3.1 The premises must be maintained in a condition which minimises or prevents the emission of dust 

from the premises.

Monitoring and Recording Conditions 4

Monitoring recordsM1

M1.1 The results of any monitoring required to be conducted by this licence or a load calculation 
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protocol must be recorded and retained as set out in this condition.

M1.2 All records required to be kept by this licence must be: 

a) in a legible form, or in a form that can readily be reduced to a legible form;  

b) kept for at least 4 years after the monitoring or event to which they relate took place; and 

c) produced in a legible form to any authorised officer of the EPA who asks to see them.

M1.3 The following records must be kept in respect of any samples required to be collected for the 

purposes of this licence: 

a) the date(s) on which the sample was taken; 

b) the time(s) at which the sample was collected; 

c) the point at which the sample was taken; and 

d) the name of the person who collected the sample.

Recording of pollution complaintsM2

M2.1 The licensee must keep a legible record of all complaints made to the licensee or any employee 

or agent of the licensee in relation to pollution arising from any activity to which this licence 

applies.

M2.2 The record must include details of the following: 

a) the date and time of the complaint; 

b) the method by which the complaint was made; 

c) any personal details of the complainant which were provided by the complainant or, if no such 

details were provided, a note to that effect; 

d) the nature of the complaint;  

e) the action taken by the licensee in relation to the complaint, including any follow-up contact 

with the complainant; and 

f) if no action was taken by the licensee, the reasons why no action was taken.

M2.3 The record of a complaint must be kept for at least 4 years after the complaint was made.

M2.4 The record must be produced to any authorised officer of the EPA who asks to see them.

Telephone complaints lineM3

M3.1 The licensee must operate during its operating hours a telephone complaints line for the purpose 

of receiving any complaints from members of the public in relation to activities conducted at the 

premises or by the vehicle or mobile plant, unless otherwise specified in the licence.

M3.2 The licensee must notify the public of the complaints line telephone number and the fact that it is 

a complaints line so that the impacted community knows how to make a complaint.

M3.3 The preceding two conditions do not apply until 3 months after:  

a) the date of the issue of this licence or 

b) if this licence is a replacement licence within the meaning of the Protection of the Environment 

Operations (Savings and Transitional) Regulation 1998, the date on which a copy of the licence 

was served on the licensee under clause 10 of that regulation.
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Reporting Conditions 5

Annual return documentsR1

R1.1 The licensee must complete and supply to the EPA an Annual Return in the approved form 

comprising: 

a) a Statement of Compliance; and  

b) a Monitoring and Complaints Summary.  

At the end of each reporting period, the EPA will provide to the licensee a copy of the form that 

must be completed and returned to the EPA.

R1.2 An Annual Return must be prepared in respect of each reporting period, except as provided 

below.

Note: The term "reporting period" is defined in the dictionary at the end of this licence. Do not complete 

the Annual Return until after the end of the reporting period.

R1.3 Where this licence is transferred from the licensee to a new licensee:  

a) the transferring licensee must prepare an Annual Return for the period commencing on the first 

day of the reporting period and ending on the date the application for the transfer of the licence to 

the new licensee is granted; and 

b) the new licensee must prepare an Annual Return for the period commencing on the date the 

application for the transfer of the licence is granted and ending on the last day of the reporting 

period.

Note: An application to transfer a licence must be made in the approved form for this purpose.

R1.4 Where this licence is surrendered by the licensee or revoked by the EPA or Minister, the licensee 

must prepare an Annual Return in respect of the period commencing on the first day of the 

reporting period and ending on: 

a) in relation to the surrender of a licence - the date when notice in writing of approval of the 

surrender is given; or  

b) in relation to the revocation of the licence - the date from which notice revoking the licence 

operates.

R1.5 The Annual Return for the reporting period must be supplied to the EPA by registered post not 

later than 60 days after the end of each reporting period or in the case of a transferring licence 

not later than 60 days after the date the transfer was granted (the 'due date').

R1.6 The licensee must retain a copy of the Annual Return supplied to the EPA for a period of at least 

4 years after the Annual Return was due to be supplied to the EPA.

R1.7 Within the Annual Return, the Statement of Compliance must be certified and the Monitoring and 

Complaints Summary must be signed by: 

a) the licence holder; or 

b) by a person approved in writing by the EPA to sign on behalf of the licence holder.

R1.8 A person who has been given written approval to certify a certificate of compliance under a 

licence issued under the Pollution Control Act 1970 is taken to be approved for the purpose of this 

condition until the date of first review of this licence.
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Notification of environmental harmR2

R2.1 Notifications must be made by telephoning the Environment Line service on 131 555.

R2.2 The licensee must provide written details of the notification to the EPA within 7 days of the date 

on which the incident occurred.

Note: The licensee or its employees must notify the EPA of incidents causing or threatening material 

harm to the environment immediately after the person becomes aware of the incident in 

accordance with the requirements of Part 5.7 of the Act.

Written reportR3

R3.1 Where an authorised officer of the EPA suspects on reasonable grounds that: 

a) where this licence applies to premises, an event has occurred at the premises; or 

b) where this licence applies to vehicles or mobile plant, an event has occurred in connection with 

the carrying out of the activities authorised by this licence, 

and the event has caused, is causing or is likely to cause material harm to the environment 

(whether the harm occurs on or off premises to which the licence applies), the authorised officer 

may request a written report of the event.

R3.2 The licensee must make all reasonable inquiries in relation to the event and supply the report to 

the EPA within such time as may be specified in the request.

R3.3 The request may require a report which includes any or all of the following information: 

a) the cause, time and duration of the event;  

b) the type, volume and concentration of every pollutant discharged as a result of the event;  

c) the name, address and business hours telephone number of employees or agents of the 

licensee, or a specified class of them, who witnessed the event; 

d) the name, address and business hours telephone number of every other person (of whom the 

licensee is aware) who witnessed the event, unless the licensee has been unable to obtain that 

information after making reasonable effort; 

e) action taken by the licensee in relation to the event, including any follow-up contact with any 

complainants; 

f) details of any measure taken or proposed to be taken to prevent or mitigate against a 

recurrence of such an event; and 

g) any other relevant matters.

R3.4 The EPA may make a written request for further details in relation to any of the above matters if it 

is not satisfied with the report provided by the licensee. The licensee must provide such further 

details to the EPA within the time specified in the request.

General Conditions 6

Copy of licence kept at the premises or plantG1
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G1.1 A copy of this licence must be kept at the premises to which the licence applies.

G1.2 The licence must be produced to any authorised officer of the EPA who asks to see it.

G1.3 The licence must be available for inspection by any employee or agent of the licensee working at 

the premises.
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3DGM [in relation 
to a concentration 
limit] 

Means the three day geometric mean, which is calculated by multiplying the results of the analysis of 
three samples collected on consecutive days and then taking the cubed root of that amount.  Where one 
or more of the samples is zero or below the detection limit for the analysis, then 1 or the detection limit 
respectively should be used in place of those samples 

Act Means the Protection of the Environment Operations Act 1997 

activity Means a scheduled or non-scheduled activity within the meaning of the Protection of the Environment 
Operations Act 1997 

actual load Has the same meaning as in the Protection of the Environment Operations (General) Regulation 2009 

AM Together with a number, means an ambient air monitoring method of that number prescribed by the 
Approved Methods for the Sampling and Analysis of Air Pollutants in New South Wales. 

AMG Australian Map Grid 

anniversary date The anniversary date is the anniversary each year of the date of issue of the licence. In the case of a 
licence continued in force by the Protection of the Environment Operations Act 1997, the date of issue of 
the licence is the first anniversary of the date of issue or last renewal of the licence following the 
commencement of the Act. 

annual return Is defined in R1.1 

Approved Methods 
Publication 

Has the same meaning as in the Protection of the Environment Operations (General) Regulation 2009 

assessable 
pollutants 

Has the same meaning as in the Protection of the Environment Operations (General) Regulation 2009 

BOD Means biochemical oxygen demand  

CEM Together with a number, means a continuous emission monitoring method of that number prescribed by 
the Approved Methods for the Sampling and Analysis of Air Pollutants in New South Wales. 

COD Means chemical oxygen demand 

composite sample Unless otherwise specifically approved in writing by the EPA, a sample consisting of 24 individual samples 
collected at hourly intervals and each having an equivalent volume. 

cond. Means conductivity 

environment Has the same meaning as in the Protection of the Environment Operations Act 1997 

environment 
protection 
legislation 

Has the same meaning as in the Protection of the Environment Administration Act 1991 

EPA Means Environment Protection Authority of New South Wales. 

fee-based activity 
classification 

Means the numbered short descriptions in Schedule 1 of the Protection of the Environment Operations 
(General) Regulation 2009.  

general solid waste 
(non-putrescible) 

Has the same meaning as in Part 3 of Schedule 1 of the Protection of the Environment Operations Act 
1997 

 

Dictionary

General Dictionary
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flow weighted 
composite sample 

Means a sample whose composites are sized in proportion to the flow at each composites time of 
collection. 

general solid waste 
(putrescible) 

Has the same meaning as in Part 3 of Schedule 1 of the Protection of the Environmen t Operations Act 
1997 

grab sample Means a single sample taken at a point at a single time  

hazardous waste Has the same meaning as in Part 3 of Schedule 1 of the Protection of the Environment Operations Act 
1997 

licensee Means the licence holder described at the front of this licence  

load calculation 
protocol 

Has the same meaning as in the Protection of the Environment Operations (General) Regulation 2009 

local authority Has the same meaning as in the Protection of the Environment Operations Act 1997  

material harm Has the same meaning as in section 147 Protection of the Environment Operations Act 1997  

MBAS Means methylene blue active substances  

Minister Means the Minister administering the Protection of the Environment Operations Act 1997  

mobile plant Has the same meaning as in Part 3 of Schedule 1 of the Protection of the Environment Operations Act 
1997 

motor vehicle Has the same meaning as in the Protection of the Environment Operations Act 1997  

O&G Means oil and grease 

percentile [in 
relation to a 
concentration limit 
of a sample]  

Means that percentage [eg.50%] of the number of samples taken that must meet the concentration limit 
specified in the licence for that pollutant over a specified period of time. In this licence, the specified period 
of time is the Reporting Period unless otherwise stated in this licence.  

plant Includes all plant within the meaning of the Protection of the Environment Operations Act 1997 as well as 
motor vehicles. 

pollution of waters 
[or water pollution] 

Has the same meaning as in the Protection of the Environment Operations Act 1997  

premises Means the premises described in condition A2.1  

public authority Has the same meaning as in the Protection of the Environment Operations Act 1997  

regional office Means the relevant EPA office referred to in the Contacting the EPA document accompanying this licence  

reporting period For the purposes of this licence, the reporting period means the period of 12 months after the issue of the 
licence, and each subsequent period of 12 mo nths. In the case of a licence continued in force by the 
Protection of the Environment Operations Act 1997, the date of issue of the licence is the first anniversary 
of the date of issue or last renewal of the licence following the commencement of the Act.  

restricted solid 
waste 

Has the same meaning as in Part 3 of Schedule 1 of the Protection of the Environment Operations Act 
1997 

scheduled activity Means an activity listed in Schedule 1 of the Protection of the Environment Operations Act 1997  

special waste Has the same meaning as in Part 3 of Schedule 1 of the Protection of the Environment Operations Act 
1997 

TM Together with a number, means a test method of that number prescribed by the Approved Methods for the 
Sampling and Analysis of Air Pollutants in New South Wales. 
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TSP 
Means total suspended particles 

TSS 
Means total suspended solids 

Type 1 substance 
Means the elements antimony, arsenic, cadmium, lead or mercury or any compound containing one or 
more of those elements 

Type 2 substance Means the elements beryllium, chromium, cobalt, manganese, nickel, selenium, tin or vanadium or any 
compound containing one or more of those elements 

utilisation area Means any area shown as a utilisation area on a map submitted with the application for this licence  

waste Has the same meaning as in the Protection of the Environment Operations Act 1997  

waste type Means liquid, restricted solid waste, general solid waste (putrescible), general solid waste (non -
putrescible), special waste or hazardous waste 

 

Environment Protection Authority

(By Delegation)

Date of this edition: 01-August-2000

Mr Bernie Weir

End Notes

Licence varied by notice 1009896, issued on 04-Mar-2002, which came into effect on 

04-Mar-2002.

 1

Licence varied by correction to EPA Sub Region data record, issued on 17-Sep-2002, which 

came into effect on 17-Sep-2002.

 2

Condition A1.3 Not applicable varied by notice issued on <issue date> which came into effect 

on <effective date>

 3

Licence varied by notice    1504711 issued on 06-Mar-2012 4
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Cobbitty 

Masterplan Proposal  
November 2016 

Paul Davies Pty Ltd 

Background 

The current proposal is for a masterplan approach to potential development on the lands 
north of Cobbitty Road between the ribbon development that forms the township and 
Cobbitty Creek.  The proposed land use is mostly large lot residential with consideration of 
creating a small village centre around Chittick Lane. 

The area over which the proposal takes place is presently rural and rural residential in 
character.  There are a number of smaller holdings with houses and larger areas of land 
that used for nominal rural uses. 

The broader recent pattern of development in the locality is for large-scale quite dense 
residential development that has resulted in the creation of new suburbs on land that has 
often been historically part of a single or several large estates (Harrington Park and Oran 
Park for example). 

Cobbitty 

Cobbitty is an early settlement that occupied the ridge and plateau above the river (where 
it was above flood levels) with a linear character.  It has relatively few early buildings 
which is surprising given its early date of settlement but was rather a small centre around 
which were grouped early estates.  Camden, which is relatively nearby, was the major 
town in the area. 

Cobbitty as a village was focused around the St Pauls Church group that remains the 
most significant historic feature of the streetscape with its church, hall, rectory, Heber 
Chapel and graveyard.  There are several nearby early features including what is now 
Teen Ranch and some remnant shops, but the man street historically was not a 
townscape as is often seen in early settings.  The heritage map that forms part of the 
proposal identifies the few heritage sites that remain and aside from the church and Teen 
Ranch they are spread and now surrounded by twentieth century development. 

The main character of Cobbitty is twentieth century semi-rural buildings set along the main 
road (Cobbitty Road) with the steep escarpment edge to the river on the south and the 
semi-rural lands extending from the rear of the residences to the creek on the north. 

It is also important historically to see the shift in how the ribbon development has affected 
the overall setting of the village. 
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In it early form the landscape would have been a contiguous one in that the small number 
of buildings along Cobbitty Road and the rural road itself would have provided little 
interruption of an open landscape that would have been visible from the road.  The village 
form would have only been discernible around the church group. 

That is no longer the case as the quite dense edge development, particularly to the north 
provides a relatively solid built form interspersed with mature landscape along the 
northern edge of the road with almost no visual connection to the now remnant rural land 
beyond.  This is only broken at Chittick Lane where the larger and more open church land 
allows some views beyond and Chittick Lane provides access into the rural land with 
views east and west and at Cut Hill Road to the west where some views are available 
back to the east across the still open land. 

There is no direct connection between the rural land to the north and Cobbitty Road. 

This highlights the importance of the church lands (which extend from the river to the 
south to the creek to the north) as they front Cobbitty Road in creating the sense of place 
for Cobbitty village. 

St Paul’s Cobbitty 

Over the last 15 years we have been involved in the St Paul’s site and have prepared a 
CMP for the land, undertaken conservation work to the buildings and undertaken a small 
amount of sub-division on the site for residential purposes.  We have also prepared a 
range of masterplan scenarios for the land around Cobbitty Road to guide long-term 
planning of that site.  While the details of that work are not all relevant to this proposal the 
analysis of the land north of Cobbitty Road is important and affects the current proposal 

The church owns the land from Cobbitty Road along Chittick Lane to the creek.  Clearly 
the stone rectory is significant as is it setting to north and south.  The CMP we prepared 
recognised the value of the open land immediately behind the rectory noting that it has for 
many years (but no longer) been used as the local cricket ground and in effect the village 
green.  The CMP recognised that the retention of open space in this area was important 
for the sense of place of the centre of Cobbitty. 

It is also noted that the corner of Chittick Lane and Cobbitty Road once contained a shop 
and that there is both a contemporary and historical logic in re-establishing this area as a 
small village area for small facilities that reinforce the church and other small retail 
elements. 

Heritage Places within Cobbitty 

The following is a schedule of listed heritage places in and around the proposal area: 
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Item Comment 

St Paul’s Church Group comprising church and 
rectory lands and the church hall with a vacant 
lot beside it that is heritage listed although there 
is no built element on the site. 

330-344 and 335 Cobbitty Road 

Refer to discussion above 

Teen Ranch 

350-360 Cobbitty Road 

Located on the south side of Cobbitty Road it 
contains a large Victorian two-storey house of 
heritage value but has no other heritage features. 

Cobbitty School 

320 Cobbitty Road 

Located on the south side of Cobbitty Road it 
contains an early school building but is mostly 
contemporary buildings. 

Shop 

355 Cobbitty Road 

An early twentieth century structure with numerous 
alterations located on the north side of Cobbitty 
Road but not extending to the land subject to the 
masterplan.  It is separated by several layers of 
development. 

House 

285A Cobbitty Road 

Located on the north side of Cobbitty Road to the 
west of the main grouping of heritage buildings.  It 
is a single residence set in a garden setting 
fronting the road.  Adjacent to it is an accessway 
to a rear battle-axe block that separates the house 
from the rural areas.  There are a series of 
buildings that separate this site from the proposal 
area. 

Heritage Value of the Rural lands 

One of the inherent conflicts in considering development of early rural land is that once 
any development takes place, no matter what form it takes, the continuous rural 
landscape is lost.  That can seen across the Camden area as government promotes new 
development.  It is also not a reasonable use of land to not allow any development on 
once productive but now relatively marginal areas of rural land when there is such high 
pressure for consolidated development.  Cobbitty is not alone in the Sydney basin in how 
it may be developed in the future. 

There are several ways that values can be retained, at least in part, while providing for 
development.  Firstly it has to be accepted that if any development takes place the 
character of open (mostly open) rural land cannot remain.  However this does not mean 
that all values need be removed.  The creation of generous open areas that continue the 
character of the rural lands, that is not heavily landscaped, creation of open edges, the 
design of elements to reflect the rural character, etc. 
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Heritage Impact Assessment  

The potential heritage impact is in two areas, firstly to existing heritage built features and 
secondly to the rural setting of Cobbitty. 

The only potential impact on built elements is at Chittick Lane and relates to the setting of 
the rectory.  The building itself would not be subject to the proposal so there is no physical 
impact on the place.  The proposal retains the village green, retains an open setting and 
looks to strengthen the village centre of Cobbitty around this area.  There would be a 
change to the setting but the approach of working with a rural context would mitigate 
those impacts and provide an excellent future setting and central area of the village. 

There are no impacts on any heritage items within the vicinity. 

There is clearly an impact to the rural land as the area would change from mostly open 
paddocks to residential development.  The impacts are mitigated by using large lot 
development, creating edge separations to allow natural vegetation to separate the 
existing main road frontage from new development, retaining the village green area, 
retaining creek lines and using rural road forms and materiality. 

All of these approaches are key elements to provide a subtle form of development that 
does not emulate the relatively crass small lot development that has proliferated across 
this part of Sydney. 
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1. Introduction 
1.1 Background 

Cobbitty is a small village located in the Local Government Area of Camden. Cobbitty is located 

seven kilometres from Camden Town Centre. Land uses within Cobbitty consist of small rural 

holdings, larger rural residential lots and smaller rural residential lots fronting Cobbitty Road. 

There is a general store, primary school and recreational facility associated with the Anglican 

Church known as Teen Ranch, an Anglican Church, Rectory, Hall and Cemetery.  

The land that is the subject of the planning proposal is situated at Cobbitty in the Camden Local 

Government Area (LGA) and is zoned RU1 Primary Production as defined in the Camden Local 

Environmental Plan (LEP) 2010 with a Minimum Lot Size MLS) for subdivision (for residential 

purposes) of 40 hectares. 

The study area incorporates three precincts north of Cobbitty Road.  

 West of Cuthill Road to the Nepean River. 

 East of Cuthill Road to Chittick Lane bounded by Cobbitty Creek 

 West of Chittick Lane to the South West Growth Centre Boundary. 

This planning proposal is supported by a structure plan to enable additional residential 

development in Cobbitty.  

The type of residential will be 1,500-4,000 sqm lots with some smaller lots focused around 

certain clusters within the heart of the village. The theme and vision for the project team focus 

on sustainability and best practice, with a view of providing a different product and lifestyle 

opportunity to that afforded by the new “greenfield” urban release areas. 

1.2 Planning Context  

The study area (shown in Figure 1-1) 

is located in Camden LGA, adjacent 

to the Oran Park Precinct of the South 

West Growth Centre and in the 

vicinity of the South West Rail Line 

investigation corridor (eastern side of 

Northern Road) and between The 

Northern Road which is to be 

upgraded and the Outer Sydney 

Orbital Investigation alignment as 

shown in Figure 1-1. 

The study area is connected to 

existing and proposed centres via 

Cobbitty Road and The Northern 

Road.  

The Northern Road is proposed to be 

widened to provide additional capacity 

to service a part of the Growth Centre and 

to link locally with Narellan, the Hume 

Highway and Campbelltown. 

Figure 1-1  Site Location 
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1.3 Methodology 

GHD has undertaken this desktop assessment based on Endeavour Energy’s asset 

management system and their Growth Servicing Strategy – 20151. The timeframe of the 

desktop study did not allow for formal consultation with Endeavour Energy. 

GHD consulted with NBNCo to quantify the existing trunk infrastructure in the area, though we 

note no formal applications were made to NBNCo as part of this process 

We anticipate and recommend both NBNCo and Endeavour Energy are consulted in the next 

stage of the project to validate the conclusions of this report. 

1.4 Scope and limitations 

This report has been prepared by GHD for it Client (as entered under Agreement QA010 dated 

20/10/2016)  and may only be used and relied on by the Client for the purpose agreed between 

GHD and the Client. GHD otherwise disclaims responsibility to any person other than the Client 

arising in connection with this report. GHD also excludes implied warranties and conditions, to 

the extent legally permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those 

specifically detailed in the report and are subject to the scope limitations set out in the report. 

The opinions, conclusions and any recommendations in this report are based on conditions 

encountered and information reviewed at the date of preparation of the report.  GHD has no 

responsibility or obligation to update this report to account for events or changes occurring 

subsequent to the date that the report was prepared. The opinions, conclusions and any 

recommendations in this report are based on assumptions made by GHD described in this 

report.  GHD disclaims liability arising from any of the assumptions being incorrect. 

GHD has prepared this report on the basis of information provided by  Client and others who 

provided information to GHD (including Government authorities), which GHD has not 

independently verified or checked beyond the agreed scope of work. GHD does not accept 

liability in connection with such unverified information, including errors and omissions in the 

report which were caused by errors or omissions in that information. GHD has not been involved 

in the preparation of the planning proposal and has had no contribution to, or review of the 

planning proposal. GHD shall not be liable to any person for any error in, omission from, or false 

or misleading statement in, any other part of the planning proposal. 

.    

                                                   
1 Endeavour Energy, “Growth Servicing Strategy”, June 2015 
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2. Existing services 
2.1 Electricity 

Cobbitty Road, near the southern boundary of the study area, is currently serviced by an 11kV 

feeder which originates from Nepean Transmission Substation located to the South East. The 

Cobbitty Road feeder has a number of alternate supplies from: 

 Oran Park Zone Substation (to the East)  

 Cawdor (to the South); and 

 Bringelly (to the North) 

All of these feeders supply a number of existing customers. It is difficult to estimate the spare 

capacity of the supplies without advice from Endeavour Energy, though it is reasonable to 

assume a number of lots could be serviced without significant network upgrades. 

An existing aerial 33kV sub-transmission feeder passes through the north eastern section of the 

eastern portion of the development. It is unclear the purpose of this feeder. It will likely need to 

be relocated or removed to enable development in this area, though this is not expected to 

prohibit the development. 

2.2 Telecommunications 

Cobbitty Road, near the southern boundary of the development, is currently serviced by an 

existing NBNCo Distribution Network fibre. 

Preliminary advice from NBNCo indicates the proposed location for the development has no 

existing NBNCo fibre assets in ground. 

The Cobbitty area appears to be generally serviced from the Telstra network, and these 

services are available if required. 

 

 



 

GHD | Report for Cobbitty Planning Proposal - Cobbitty Electricity and Telecommunications Servicing Assessment, | 5 

 

 

Figure 2-1  High Voltage Electrical Reticulation and Related Issues 
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Figure 2-2  NBNCo Trunk Fibre Route 



 

 

3. Future Servicing 
3.1 Electricity 

Endeavour Energy do not appear to acknowledge the potential study area of the area in their 

“Growth Servicing Strategy – 2015”. As such it is difficult to say with certainty they have planned 

for the potential demand growth in the area. However, the strategy allows for significant growth 

in the Camden Local Government Area surrounding Cobbitty and as such we believe it 

reasonable to assume there is adequate capacity in the transmission system to supply the area. 

The proposed development of 750 to 1150 lots will likely require approximately 4MVA to 5MVA 

of electrical capacity to be installed. This equates to approximately 100% to 125% of the 

nominal capacity of an 11kV feeder. That is, the maximum development would require multiple 

feeders to the area. 

On this basis, it is expected the final development will require a new 11kV feeder from a nearby 

Zone Substation. Based on proximity and available capacity, we anticipate this will be from the 

newly constructed Oran Park Zone Substation, located on The Northern Road, approximately 

5km from the development along Cobbitty and The Northern Roads.  

This may be developed through upgrades to existing 11kV infrastructure between the 

development and the zone substation, or through a new standalone feeder. Alternate supplies 

are likely to be provided from existing 11kV feeders to the site, as opposed to a second new 

feeder.  

It is highly likely a portion of the development will be able to be serviced from existing 11kV 

feeders in the area. It is unclear at the early point the extent of this, and further consultation with 

Endeavour Energy will be required to quantify the extent an interim arrangement could service 

the development. This consultation should be made in the event the planning proposal is 

accepted, noting the advice will affect the cash flow of the development, as opposed to the 

challenging whether or not the area can be serviced. 

3.2 Telecommunications 

As the proposed development is over 100 lots, NBNCo would be the carrier of last resort, as 

opposed to Telstra. NBNCo would therefore be required to provide communications services to 

the lots within the development. 

The NBNCo planning map does not show any proposed installation of their fibre network 

scheduled for the immediate future. 

Given the size of the proposed development, it is likely that several Fibre Distribution Hubs 

(FDH’s) need to be connected to the Network Distribution Fibre located in Cobbitty road to 

provide interconnectivity to the NBN network. It is likely this will be via an extension of the 

network fibre to a number of locations within the development.  

Within the development an NBNCo compliant pit and pipe arrangement would be provided to 

service the lots. 

  



 

 

4. Conclusion 
Based on the desktop assessment undertaken, we do not anticipate any significant 

impediments regarding telecommunications of electricity supply to the study areas. 

At this stage there is no reason to suspect the site cannot be serviced by Endeavour Energy. 

The extent of works required in the interim and as planning is advanced requires further 

consultation with Endeavour Energy to be defined. 

At this stage there is no reason to suspect the site cannot be serviced by NBNCo. The extent of 

works required in the interim and as planning is advanced requires the proposed development 

be registered with NBCCo, and further consultation commence with them to refine the scope of 

works. 
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Abbreviations 

ADD  Average Day Demand (Water) 

ADWF  Average Dry Weather Flow 

AHD  Australian Height Datum 

BASIX  Building Sustainability Index 

DN  Nominal Diameter (of a pipe) 

EP  Equivalent Population 

EPL  Environmental Protection Licence 

FSL  Full Supply Level 

Ha  Hectare 

HDD  Horizontal Directional Drill 

I/I  Inflow/Infiltration 

kL  Kilolitre 

km  Kilometre 

kW  Kilowatt 

L/s  Litres/second 

mm  millimetre 

m  metre 

m/s  metres per second 

MDD  Maximum Day Demand (Water) 

MDP  Metropolitan Development Program 

MGH  Mean Gross Head 

MHD  Maximum Hour Demand 

ML  Megalitre 

MLD  Megalitres per day 

PAP  Precinct Acceleration Protocol 

PDWF  Peak Dry Weather Flow 

PSS  Pressure Sewerage System 

PWWF  Peak Wet Weather Flow 

RH  Residual Head 

RL  Reduced Level 

SPS  Sewage Pumping Station 

STP  Sewage Treatment Plant 

SW  Sydney Water  

SWGC  South West Growth Centre 

WICA  Water Industry Competition Act 2006 

WPS  Water Pumping Station 

WRP  Water Recycling Plant 

WSA  Water Services Association 

 

Definitions 

Average Day Demand is the average water demand per day over 1 year. 

Maximum Day Demand is the maximum water demand in any one day of the year. 

Maximum Hour Demand is the peak demand that will result in minimum pressure in the reticulation system. 
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1 INTRODUCTION 

Calibre Consulting has been engaged by Pascoe Planning Solutions to undertake a reassessment of the water and 

wastewater services in the Cobbitty area based on a lot yield of between 750 and 1,100 lots. This revised study has 

adopted the upper lot yield of 1,100 rural residential lots surrounding the existing village of Cobbitty. The existing village 

comprises approximately 160 residential dwellings generally fronting Cobbitty and Cut Hill Roads. 

This report provides an overview of the capacity of the existing drinking water and wastewater infrastructure in the area 

and its potential to serve a proposed expansion. It also provides a commentary on the servicing issues, timings where 

known and the potential servicing options. The revised report also provides commentary on alternative wastewater 

servicing options such as onsite disposal or a privately owned and operated system. 

 

1.1 STUDY AREA 

The study area consists of land to the west of Cut Hill Road and land generally north of Cobbitty Road surrounding the 

existing Cobbitty Village shown in Figures 1-1 below. The development area is currently under review and is likely to 

change during the planning process. 

 
 

Figure 1-1: Study Area 
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2 DRINKING WATER SUPPLY 

2.1 EXISTING DRINKING WATER INFRASTRUCTURE 

Cobbitty Village is served by the Narellan South Reservoir Water Supply System which is part of the Macarthur Water 

Filtration Plant Bulk Water Supply. This system currently serves the Camden LGA and the Oran Park/Turner Road Precincts 

and the Catherine Fields Precinct Acceleration Protocol (PAP) area of the South West Growth Centre (SWGC). SW has 

made allowances in its future growth servicing plans to serve the additional first release precincts of Marylands, Lowes 

Creek and part of Bringelly. Further development around the village of Cobbitty has not been allowed for. 

 

The original Cobbitty Village water supply was constructed in the 1960’s as a government assisted rural water supply 

scheme to supply the existing village with a small allowance for growth. The scheme consists of a DN 150/200 main in 

Cobbitty Road which is supplied from a DN 200 main in Harrington Park. The DN 200 main is not connected to the trunk 

mains in The Northern Road (DN 500/600) serving Oran Park and therefore has limited capacity. SW has advised that 

modelling of the existing water supply system would need to be undertaken to determine if there is any spare capacity in 

the original water supply scheme. Our professional experience suggests that comprehensive investigations typically find 

some limited additional capacity for an additional phase of development. This, however, cannot be guaranteed. 

 

 
 

Figure 2-1: Existing Water Supply 
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2.2 FUTURE DRINKING WATER INFRASTRUCTURE 

Based on current growth projections, SW has advised that in order to serve the future precincts of Marylands, Lowes 

Creek and Bringelly, two new drinking water reservoirs located at Oran Park north of the Denbigh area and Turner Road 

including associated water pumping stations, need to be provided. It is understood that the Turner Road Reservoir is 

under construction and the Oran Park Reservoir is planned to be in service by 2021/22.  

SW has advised that the proposed 1,100 lot development at Cobbitty has not been taken into account in its planning for 

the South West Growth Centre Developments. It is understood that until the proposed development has planning 

support, SW will not have funding available to undertake planning for the proposed development as it is committed to the 

servicing of the rezoned precincts of the SWGC. Figure 2.2 below gives an indicative layout of the proposed water 

infrastructure to service existing precincts. 

 

Figure 2-2: Proposed SWGC Trunk Water Infrastructure (Source; SW) 
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2.3 DESIGN CRITERIA 

Estimated demands for the proposed development were based on the Design Criteria Guidelines Supplement (Sydney 

Water, 2010) and Water Supply Code of Australia, WSA 03—2011-3.1, Sydney Water Edition, Version 2012. 

 

The criteria assume rainwater tanks are provided for non-potable water uses, with top-up to the rainwater tanks provided 

from the drinking water supply. The criteria have been revised to reflect the actual achieved demands in adjacent water 

supply systems that have incorporated BASIX and have been used by SW to plan the future water infrastructure for Oran 

Park and the Second Release Precincts of SWGC. These are summarised below in Table 2-1. 

 

Table 2-1: Design Demands for Drinking Water Supply Network with Rainwater Tanks  

Item Design Criteria Units Value 

Single Dwelling Residential Average Day Demand kL/dwelling/day 0.6 

Maximum Day Demand kL/dwelling/day 1.2 

Maximum Hr Demand kL/dwelling/day 3.0 

  2.703 

 

Table 2-2 below shows the high level planning criteria used in this study. 

 

Table 2-2: General Planning Criteria for Water Supply Networks 

Item Design Criteria Requirement 

Pressure Minimum Pressure 15 metres 

Pressure Maximum Pressure 50 m (desirable) 

60 m (maximum) 

Pumping Stations Pump Capacity Generally sized for maximum day demand. 

Sized for maximum hour demand when 

pumping to an elevated reservoir 

Reservoirs  Reserve Storage 1/3 Maximum Day demand 

Pipelines Maximum Velocity 2 m/s 

 Headlosses  

(mains >=DN200mm) 

Target 3 to 5 m/km 
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2.4 DRINKING WATER DEMANDS 

The additional drinking water demand estimates are based on the development of approximately 1,100 additional rural 

residential lots. See Figure 2-2 and Table 2-3 below. 

 

Table 2-3: Estimated Drinking Water Demands 

: Item Demands 
Design Criteria 

(kL/dwelling/day) 

Estimated No. of 

Dwellings 

Estimated 

Additional 

Demand 

Rural Residential (per 

lot) 

Average Day 

Demand 

0.6 1100 0.66 MLD 

 Maximum Day 

Demand 

1.2 1100 1.32 MLD 

 Maximum Hour 

Demand 

3.0 1100 3.30 MLD 

 

2.5 SERVICING OPTIONS 

SW’s current water supply planning has allowed for approximately 35,000 new dwellings in the areas of Oran Park, 

Marylands, Lowes Creek, Catherine Fields and Turner Road to be served over the next 25 to 30 years from the Narellan 

South Water Supply System in addition to the areas already supplied in Campbelltown and Camden. While SW has not 

included Cobbitty in its planning it is not unreasonable to assume that there will be some spare capacity in the DN 

500/600 mains in The Northern Road as development of the SWGC areas develop. The proposed Cobbitty development 

is only 1.5 km from the mains in The Northern Road. 

SW has advised that in order to connect to the trunk water serving the in The Northern Road, the developer will need to 

carry out strategic and detailed planning (including hydraulic modelling) to show that the Narellan South Water Supply 

System has the capacity to serve the proposed 1,100 additional dwellings at Cobbitty. It is likely that SW would not 

support further planning or access to its water models until the development proposal achieves Gateway approval. 

If it is found that there is some spare capacity in the trunk mains in The Northern Road, the developer would be required 

to construct approximately 4 km of DN 250 main along Cobbitty Road from The Northern Road to Cut Hill to serve the 

additional 1,100 lots. This main sizing is based on an estimated limit of supply of approximately 115 metres AHD. 

For details of the feasible water servicing strategy see Figure 2-2. 
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Figure 2-3: Indicative Water Servicing Strategy  
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3 WASTEWATER SERVICING 

3.1 EXISTING WASTEWATER INFRASTRUCTURE 

Cobbitty Village is currently unsewered. The nearest sewerage system is located in Oran Park, which drains to SPS1161. 

SPS1161 collects sewage from a substantial area of Oran Park including the town centre and transfers flows to West 

Camden Sewage Treatment Plant (STP) via SPS673, SPS484 and SPS440, a distance of approximately 10 km. See 

Figure 3-1. 

 

 

Figure 3-1: SWGC Wastewater Servicing Strategy (Source SW) 
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3.1.1 CAPACITY OF EXISTING WASTEWATER SYSTEM 

The current sewage transfer system has limited capacity. SW has advised that there may be an opportunity to transfer 

flows ultimately from Cobbitty to West Camden STP via SPS1161 but this would need to be modelled to determine any 

spare capacity in the downstream system. West Camden STP has limited capacity that has been allocated to service the 

SWGC first release precincts. 

3.2 PRIORITY SEWERAGE PROGRAMME (PSP) 

There is no doubt that any expansion of Cobbitty village where the developer is bringing wastewater infrastructure in to 

service their development will raise the expectation from existing residents that they will also be able to be serviced 

concurrently with the development. Based on the achieved average cost of $75,000 per lot to serve current PSP Stage 2 

schemes under the current program (Sydney Water submission – Review of the Operating Licence 2010-2015), it would 

be cost prohibitive for the developer to offer to serve the existing village without funding commitment from the 

Government. The opportunities for servicing existing development should, however, form part of a holistic wastewater 

management strategy for Cobbitty. 

3.2.1 PSP FUNDING 

In 1999 the EPA, in conjunction with NSW Health and SW reviewed the environmental assessment for 44 unsewered 

areas in Sydney Water’s area of operations. This assessment included Cobbitty. The environmental rankings accorded 

were “A”, “B”, and “C”. Areas were given an environmental ranking of “A” where it was considered that significant 

environmental improvements and a significant reduction in human health risks would occur with the provision of 

sewerage services. Environmental rankings of “B” and “C” were given where some and marginal improvements would 

occur with the provision of sewerage services respectively. 

To date only “A” ranked villages have received funding priority under the Government’s program. Cobbitty has never 

been included on the program even though it was ranked “A” in the original assessment.  

The requirement for the SW to sewer backlog villages under the PSP is included in SW’s Operating Licence. It is the 

Minster’s role to request to the Cabinet that a particular village should receive priority. There are no requirements on SW 

to serve additional villages under the new Operating Licence (2015-2019), only that if required by the Minister, SW must 

implement and comply with any outcomes (including timeframes) of a Government review of the PSP. 

3.3 FUTURE WASTEWATER SERVICING 

At this stage West Camden STP does not have capacity to service the northern precincts of Maryland, Lowes Creek and 

Bringelly and SW has revised their servicing strategy and is considering upgrading the STP to cater for flows until 2025, 

deferring the need to provide the proposed future Lowes Creek STP. SW is currently undertaking the planning for the 

upgrade of the STP. 

It is understood that the Lowes Creek and Maryland Part Precinct is proposed to be released under the Government’s 

PAP protocols. Although the PAP will be required to provide all servicing and will likely be required to provide services for 

the whole precinct, this accelerated release of the precinct will no doubt put pressure SW to commit to the ultimate 

strategy of providing a new STP centred on Lowes Creek. Although the PAP proponents could be the provider of services 

by gaining a licence under the Water Industry Competition Act (2006) (WICA). 

Either way it is considered feasible that services are likely to be available in the future that could service an expansion of 

Cobbitty Village.  
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3.4 WASTEWATER DESIGN CRITERIA 

The design criteria used to forecast future sewer loadings are generally taken from the Sydney Water Area Planning Design 

Criteria Guide and the WSAA Sewerage Code of Australia WSA 02-2002 and are expressed as an Equivalent Population 

for a particular land use. 

Table 3-1: Wastewater Design Criteria  

Item Description Units Criteria 

Single Dwelling Residential EP EP/dwelling 3.0 

Med. Density Residential EP EP/dwelling 3.0 

Retirement Village Homes EP EP/dwelling 2.5 

Commercial EP EP/Ha 75 

Future Design Flow (Greenfield 

Growth Areas) 

Average Dry Weather 

Flow (ADWF) 

L/s ADWF = 0.001736 x EP 

Based on 150L/EP/day for new 

system for greenfield areas 

Wet Weather L/s 2% I/I over 20 years (3xPDWF) 

for low infiltration sewer 

Pumping Station Capacity Design 

Pumping station (Pumping unit) Minimum Pump capacity L/s 2.5 x PDWF 

Pumping station (storage) Emergency storage / wet 

weather storage 

L Minimum period of 4 hours at 

peak dry weather flow. 

Pumping station (total head) Maximum pump head m 70m; otherwise assume pumps 

in series 

Pipeline Design    

Gravity main Minimum diameter mm 150 

Rising main Minimum velocity m/s 0.75 

Rising main Target velocity m/s 1.2 – 1.8 

Rising main Maximum velocity m/s 2.5 

3.5 WASTEWATER FLOWS 

Based on the above criteria for a rural residential development (1100 lots) or 3,300 EP and including an allowance of 500 

EP for the existing Cobbitty Village, the estimated flows for 3,800 EP are as follows; 

Average Dry Weather Flow 6.6 L/s 

Peak Dry Weather Flow  14.5 L/s 

Design Wet Weather Flow 43.4 L/s 
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3.6 SERVICING STRATEGIES 

The strategies available to service the proposed development are; 

• Strategy 1: Collect and transfer flows to the existing West Camden wastewater system via a conventional 

centralised sewerage system  

• Strategy 2: Collect and transfer flows to a privately owned and operated local treatment plant. 

• Strategy 3: Onsite wastewater treatment systems. 

3.6.1 STRATEGY 1: COLLECT AND TRANSFER TO THE EXISTING WEST CAMDEN 
SYSTEM 

Two collection options could be considered in the planning phase. Collection either by a conventional gravity collection 

system or a pressure sewer system (PSS).  

As the area will not drain by gravity to the catchment of SPS1161, a conventional collection system will require a number 

of sewage pumping stations to transfer flows to SPS1161 depending on the footprint of the development. A 4 km long DN 

200/250 mm rising main along Cobbitty Road would most likely be required. The length of reticulation and lead in sewers 

would depend on the development area which is currently under review. 

The cost of transferring flows can be reduced by using a PSS. Also a PSS has the advantage of only transferring peak 

dry weather flows, reducing the impact on the receiving system in wet weather. Pressure sewerage systems have been 

used extensively by SW to service a number of villages including Stanwell Park, Jamberoo, Appin, Wilton and Brooklyn-

Dangar Island. The systems are an effective solution for areas where conventional systems are impractical or too costly. 

This strategy is considered feasible but as stated previously hydraulic modelling will need to be undertaken in the 

strategic planning phase to determine spare capacity and upgrades required in the receiving system. Also the capacity in 

the STP will need to be considered. 

3.6.2 STRATEGY 2: COLLECT AND TRANSFER FLOWS TO A PRIVATELY OWNED 
AND OPERATED LOCAL TREATMENT PLANT. 

Flows collected by either a conventional gravity collection system or a pressure sewer system (PSS) can be transferred 

to a privately owned and operated sewage treatment plant. This has the advantage that treated wastewater can be 

reused locally to irrigate parks and road verges minimising discharge to the environment. While it is considered that is 

likely to be uneconomical to provide a dual reticulated water supply to a rural residential development, the local area 

contains a number of turf farms and other agricultural activities which could benefit from a local recycled water supply. 

As the wastewater treatment plant will exceed the maximum biological load of 2,500 EP and 750 kilolitres per day it will 
be a Designated Development under Schedule 3 of the Environmental Planning & Assessment Act Regulation and will be 
required under the Act to obtain an EPL from the EPA. 
 
Under the Water Industry Competition Act 2006 (WICA) the developer will need to obtain a licence from IPART to 
construct, maintain and operate any water industry infrastructure and to provide sewerage services by means of any 
water industry infrastructure unless an exemption applies under Schedule 3, Section 10 of the Water Industry 
Competition (General) Amendment. 
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3.6.3 OPTION 3 ONSITE WASTEWATER MANAGEMENT 

Onsite wastewater management is not considered viable as the 1500m2 lots are considered too small to handle onsite 

disposal. 
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Figure 3-2: Indicative Wastewater Servicing Strategy
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4 CONCLUSIONS 

4.1 DRINKING WATER 

This high level study concludes that; 

• Subject to available capacity in the Narellan South Water Supply System at Oran Park it is feasible to provide 
reticulated water to the proposed expansion of Cobbitty Village. 
 

• It is possible that the Lowes Creek and Maryland Part Precinct PAP proposal may bring forward planning for the 
Oran Park Reservoir providing capacity for the development. 
 

• There may be spare capacity in the existing system that can be utilised to service early stages of the development 
but this will need to be determined by hydraulic modelling in the future planning phases.  
 

4.2 WASTEWATER 

This study concludes that; 

• It is feasible to collect sewage either by a conventional gravity system or a pressure system and transfer flows to the 
West Camden STP via the existing system at SPS 1161, subject to hydraulic modelling in the planning phase to 
determine spare capacity in the receiving system. 

• It is feasible to provide private sewerage services to the development but as it is a designated development an EPL 
will need to be obtained from the EPA and a licence to operate the STP and supply sewerage services from IPART 
under the WICA. 

• This high level study is unable to recommend the preferred collection system as the feasibility of using pressure 
sewerage depends on the number of pumping stations that can be eliminated from the gravity system and the cost of 
downstream upgrades to the existing system. 

• There may be spare capacity in the existing system that can be utilised to service early stages of the development 
but this will need to be determined by hydraulic modelling in the future planning phases. 
 

5 WAY FORWARD 

SW’s advice is that this proposal is outside of the SWGC infrastructure planning and therefore has no planning status 

until it achieves Gateway approval. SW is unable to provide servicing requirements or obtain funding to allocate 

resources to the infrastructure planning until this occurs. It is recommended that following Gateway, SW be contacted for 

its requirements. It is likely that the developers will be required to fund all planning studies to meet SW’s requirements.  
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Executive summary
The land that is the subject of the planning proposal has an area of 322 hectares and is situated
at Cobbitty in the Camden Local Government Area (LGA). It is zoned RU1 Primary Production
as defined in the Camden Local Environmental Plan (LEP) 2010 with a Minimum Lot Size (MLS)
for subdivision (for residential purposes) of 40 hectares. The Study Area is also subject to local
planning directions under Section 117 of the NSW Environmental Planning and Assessment Act
1979 with respect to two components:

1. Subsection 1.2 Rural Zones. The objective of this direction is to protect the agricultural
production value of rural land; and

2. Subsection 1.5 Rural Lands. The objectives of this direction are to:

a) protect the agricultural production value of rural land; and

b) facilitate the orderly and economic development of rural lands for rural and related
purposes.

Current land use at the Study Area is shown in Figure 1 (next page), with the majority of the
land comprised of native and/or improved pastures used for extensive livestock grazing and
hobby farming. There are also some intensive livestock uses, including for horses and poultry.
The land surrounding the Study Area is also predominantly native and/or improved pastures
used for extensive livestock grazing and hobby farming, although intensive horticulture (market
gardens) and intensive livestock (poultry) occurs adjacent to the north west and south west
boundary. These surrounding land uses would potentially be subject to land use conflict if the
residential development was approved, however adoption of appropriate design mitigation
strategies would minimise this risk.

The Land Capability Classification is Class 4 - “Not capable of being regularly cultivated but
suitable for grazing with occasional cultivation”; and Class 5 – “Land not capable of being
cultivated but suitable for grazing”, although these classifications are based on large scale
mapping, and finer scale investigation may indicate changes to the above classifications. Note
that GHD did not complete an inspection of the Study Area and has relied on aerial photography
and publically available data sources to determine land use and land capability.

The majority of the land is in lot sizes of 10-40 hectares, and GHD considers that such sizes are
too small for economically viable extensive agricultural enterprises. These sizes would
potentially be economically viable for intensive production (poultry or horticulture, including
glass house production), however these intensive enterprises generally require large capital
investments for the infrastructure required, and GHD has no data on the willingness of
businesses to invest in this type of agriculture.

This report provides additional data on the gross value of production and employment in the
Camden LGA but does not have data that is specific to the Study Area. Employment in the
agricultural industry has declined in recent years, but again this statistic is from the broader LGA
rather than for the Study Area. This decline is likely to be a result of rural land in the vicinity of
the Study Area now being included in the South-West Growth Centre and the Broader Western
Sydney Employment Area.

GHD has considered each of the criteria included for consideration in the Section 117
directions, and provides commentary on these with respect to the rezoning of land which would
reduce the area of productive agricultural land.



GHD | Report for Client, Cobbitty Planning Proposal, Rural Lands Study 2125925 | i

Figure 1 Study area with existing land use
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1. Introduction
1.1 Overview

The land that is the subject of the planning proposal is situated at Cobbitty in the Camden Local
Government Area (LGA) and is zoned RU1 Primary Production as defined in the Camden Local
Environmental Plan (LEP) 2010 with a Minimum Lot Size MLS) for subdivision (for residential
purposes) of 40 hectares. The study area is also subject to local planning directions under
Section 117 of the NSW Environmental Planning and Assessment Act 1979 with respect to two
components:

3. Subsection 1.2 Rural Zones. The objective of this direction is to protect the agricultural
production value of rural land; and

4. Subsection 1.5 Rural Lands. The objectives of this direction are to:

c) protect the agricultural production value of rural land; and

d) facilitate the orderly and economic development of rural lands for rural and related
purposes.

The direction requires that a planning proposal must not rezone land except where the relevant
planning authority (Camden Shire Council) can satisfy the Director-General of the Department
of Planning that the proposal is:

a) justified by a strategy which:

i. gives consideration to the objective of this direction, and

ii. identifies the land which is the subject of the planning proposal (if the planning proposal
relates to a particular site or sites), and

iii. is approved by the Director-General of the Department of Planning, or

b) justified by a study (prepared in support of the planning proposal) which gives
consideration to the objective of this direction, or

c) in accordance with the relevant Regional Strategy or Sub-Regional Strategy prepared by
the Department of Planning which gives consideration to the objective of this direction, or

d) of minor significance.

In addition, a planning proposal which is subject to the above Directions must be consistent with
the Rural Planning Principles listed in State Environmental Planning Policy (Rural Lands) 2008.
The aims of this Policy are as follows:

a) to facilitate the orderly and economic use and development of rural lands for rural and
related purposes,

b) to identify the Rural Planning Principles and the Rural Subdivision Principles so as to
assist in the proper management, development and protection of rural lands for the
purpose of promoting the social, economic and environmental welfare of the State,

c) to implement measures designed to reduce land use conflicts,

d) to identify State significant agricultural land for the purpose of ensuring the ongoing
viability of agriculture on that land, having regard to social, economic and environmental
considerations,

e) to amend provisions of other environmental planning instruments relating to concessional
lots in rural subdivisions.
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This rural lands study assumes that the land is not in accordance with any regional or sub-
regional strategies, however its current and future viability for agricultural production is likely to
have been impacted as a result of other planning strategies in the vicinity. As such, this study
will largely address item “b” of the Section 117 directions while also considering if it can be
classified as having “minor significance” in the context of cumulative changes in the agricultural
production value of land in Camden Shire and more generally in the Sydney Basin.

The study reviews existing policies (see section 2), while section 3 examines land capability and
land use including an overview of agriculture of the study area and the broader region. Section
4 provides and analysis of the Rural SEPP Criteria and further commentary with respect to the
proposed rezoning from RU1.

1.2 Description of the study area and planning context

• Cobbitty is a small village located in the Local Government Area of Camden.

• Cobbitty is located seven km from Camden Town Centre.

• Land uses within Cobbitty consist of small rural holdings, larger rural residential lots and
smaller rural residential lots fronting Cobbitty Road.

• There is a general store, primary school and recreational facility associated with the
Anglican Church known as Teen Ranch, an Anglican Church, Rectory, Hall and Cemetery.

• the study area incorporates three precincts north of Cobbitty Road.

 West of Cuthill Road to the Nepean River.

 East of Cuthill Road to Chittick Lane bounded by Cobbitty Creek

 West of Chittick Lane to the South West Growth Centre Boundary.

• This planning proposal is supported by a structure plan to enable additional residential
development in Cobbitty.

• The type of residential will be 1,500-4,000 sqm lots with some smaller lots focused around
certain clusters within the heart of the village. The theme and vision for the project team
focus on sustainability and best practice, with a view of providing a different product and
lifestyle opportunity to that afforded by the new “greenfield” urban release areas.

1.2.1 Planning Context

• The study area is located in Camden LGA, adjacent to the Oran Park Precinct of the South
West Growth Centre and in the vicinity of the South West Rail Line investigation corridor
(eastern side of Northern Road) and between The Northern Road which is to be upgraded
and the Outer Sydney Orbital Investigation alignment as shown in Figure 2.

• The study area is connected to existing and proposed centres via Cobbitty Road and The
Northern Road.

• The Northern Road is proposed to be widened to provide additional capacity to service a
part of the Growth Centre and to link locally with Narellan, the Hume Highway and
Campbelltown.
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1.3 Scope and limitations

This report has been prepared by GHD for its Client (as entered under Agreement QA010 dated
20/10/2016) and may only be used and relied on by the Client for the purpose agreed between
GHD and the Client. GHD otherwise disclaims responsibility to any person other than the Client
arising in connection with this report. GHD also excludes implied warranties and conditions, to
the extent legally permissible.

The services undertaken by GHD in connection with preparing this report were limited to those
specifically detailed in the report and are subject to the scope limitations set out in the report.

The opinions, conclusions and any recommendations in this report are based on conditions
encountered and information reviewed at the date of preparation of the report.  GHD has no
responsibility or obligation to update this report to account for events or changes occurring
subsequent to the date that the report was prepared. The opinions, conclusions and any
recommendations in this report are based on assumptions made by GHD described in this
report. GHD disclaims liability arising from any of the assumptions being incorrect.

GHD has prepared this report on the basis of information provided by the Client and others who
provided information to GHD (including Government authorities), which GHD has not
independently verified or checked beyond the agreed scope of work. GHD does not accept
liability in connection with such unverified information, including errors and omissions in the
report which were caused by errors or omissions in that information. GHD has not been involved
in the preparation of the planning proposal and has had no contribution to, or review of the
planning proposal. GHD shall not be liable to any person for any error in, omission from, or false
or misleading statement in, any other part of the planning proposal.
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2. Legislative Context
Following is an overview of policies at the NSW state level that concern the protection of
agricultural land with particular reference to land in the Sydney metropolitan region.

2.1 Relevant NSW legislation and policies

2.1.1 Legislation

The Environmental Planning and Assessment (EP&A) Act 1979 provides the legislative
framework overseeing the assessment and determination of development proposals and for
rural planning and development control in New South Wales. The Section 117 Directions with
regard to 1.2 Rural Zones and 1.5 Rural Lands as described in section 1.1 are within the
purview of this Act.

NSW DPI advises consent authorities about the agricultural impacts of a proposal, including:

 rules established by the planning system for the locality;

 impact on the long-term sustainability of agriculture in the locality;

 potential for conflict between residential and farming neighbours; and

 impact on land and water resources used for agriculture.

Other legislation impacting on farming activities include:

 Protection of Environment Operations Act 1997

 Native Vegetation Act 2003

 Pesticides Act 1999

 Soil Conservation Act 1938

 Contaminated Land Management Act 1997

 Water Management Act 2000

 Noxious Weeds Act 1993

 Rural Lands Protection Act 1998

2.1.2 State Environmental Planning Policy (Rural Lands) 2008

The aims of this policy were described earlier in section 1.1, and Clause 7 “Rural Planning
Principles” are the most relevant with respect to this rural lands study. The Rural Planning
Principles are as follows:

a) the promotion and protection of opportunities for current and potential productive and
sustainable economic activities in rural areas,

b) recognition of the importance of rural lands and agriculture and the changing nature of
agriculture and of trends, demands and issues in agriculture in the area, region or State,

c) recognition of the significance of rural land uses to the State and rural communities,
including the social and economic benefits of rural land use and development,

d) in planning for rural lands, to balance the social, economic and environmental interests of
the community,



GHD | Report for Client, Cobbitty Planning Proposal, Rural Lands Study, 2125925 | 3

e) the identification and protection of natural resources, having regard to maintaining
biodiversity, the protection of native vegetation, the importance of water resources and
avoiding constrained land,

f) the provision of opportunities for rural lifestyle, settlement and housing that contribute to
the social and economic welfare of rural communities,

g) the consideration of impacts on services and infrastructure and appropriate location when
providing for rural housing,

h) ensuring consistency with any applicable regional strategy of the Department of Planning
or any applicable local strategy endorsed by the Director-General.

2.1.3 A Plan for Growing Sydney

The Plan for Growing Sydney was developed from the draft Metropolitan Strategy for Sydney –
Vision for Sydney in 2031 – describes a series of actions which are designed - in close
cooperation with communities, business and local government – to achieve the vision for
Sydney as a strong global city and liveable local city in 2031.

The Plan includes a description of Sydney’s Metropolitan Rural Area and Action 4.1.2
references the preparation of a strategic framework for the Metropolitan Rural Area to enhance
and protect its broad range of environmental, economic and social assets. The framework will
assist decision making by establishing a range of criteria, including to minimise the adverse
economic impacts on existing primary industry and productive agriculture.

The Plan states that the Metropolitan Rural Area contains most of Sydney’s conservation and
significant agriculture and extractive industries, and that in 2010–11, the gross value of
agricultural commodities produced in the Sydney Metropolitan Area was $591.8 million,
contributing around five per cent of NSW’s total agricultural production by value. More than one-
third of the total value of the State’s vegetables is produced in the Sydney Metropolitan Area in
market gardens. Sydney’s agricultural sector provides local jobs and reduces the transport costs
of moving produce to markets.

2.1.4 NSW right to farm policy

The NSW Government has developed a comprehensive, State-wide approach to deal with the
issue of 'right to farm'.

The concept of 'right to farm' has multiple facets but the common interpretation – and the one
used in this policy - relates to a desire by farmers to undertake lawful agricultural practices
without conflict or interference arising from complaints from neighbours and other land users.

This policy brings together a suite of responses including:

 Reinforcing rights and responsibilities

 Establishing a baseline and ongoing monitoring and evaluation of land use conflicts

 Strengthening land use planning, ensuring ongoing reviews of relevant environmental
planning instruments include consideration of options to ensure best land use outcomes
and to minimise conflicts

 Improving education and awareness on management of land use conflicts, considering
potential future legislative options, should additional Government intervention be required.

2.1.5 Growth Centres SEPP

The study area is not contained within a designated growth centre, however the SEPPs of
existing growth centres provide useful references for the development of the study area.
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 The South West Growth Centre has been designated for long-term development over the
next few decades and includes land in Camden Local Government Area (LGA).

 Land within the South West Growth Centre is subject to different planning controls under
State Environmental Planning Policy (SEPP) Sydney Region Growth Centres 2006 (the
Growth Centres SEPP).

Figure 3 provides an overview map of location of the study area and the proximity to the South-
West Growth Centre and the Broader Western Sydney Employment Area.

2.2 Local Government

Local governments are the consent authorities for delivering many of the planning features of
the EP&A Act through Local Environmental Plans (LEPs). In the broadest terms, these
responsibilities include:

 Zoning of land - the Standard Instrument LEP Program aims to have one LEP for each
local government area, using a standard suite of 35 land use zones which include a
number of rural zones;

 For each zone, the LEP will identify its objectives, activities that are permissible without
development consent and those permissible only with development consent, and those
activities that are prohibited;

 Each zone will generally have at least one minimum lot size for the subdivision of land;
and

 For some zones there will be additional Development Control Plans on the nature of
developments including possible buffer distances from adjacent land uses.

2.2.1 Camden Local Environmental Plan 2010

The study area is zoned as RU1 Primary Production within the Camden LEP 2010. The
objectives and land uses relevant for the RU1 zone are shown below. Note also that the
Minimum Lot Size for subdivision is 40 hectares.

Table 1 Zone RU1 Primary production – Camden LEP 2010

Zone RU1 Primary Production

1 Objectives of
zone

To encourage sustainable primary industry production by maintaining and
enhancing the natural resource base.

To encourage diversity in primary industry enterprises and systems
appropriate for the area.

To minimise the fragmentation and alienation of resource lands.

To minimise conflict between land uses within this zone and land uses
within adjoining zones.

To permit non-agricultural uses which support the primary production
purposes of the zone.

To maintain the rural landscape character of the land.

2 Permitted
without
consent

Extensive agriculture; Forestry; Home occupations
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Zone RU1 Primary Production

3 Permitted
with consent

Bed and breakfast accommodation; Cellar door premises; Dual
occupancies (attached); Dwelling houses; Environmental protection works;
Extractive industries; Farm buildings; Farm stay accommodation; Garden
centres; Home-based child care; Home businesses; Home industries;
Intensive livestock agriculture; Intensive plant agriculture; Open cut mining;
Roads; Roadside stalls; Rural industries; Rural supplies; Rural workers’
dwellings; Secondary dwellings; Any other development not specified in
item 2 or 4

4 Prohibited Amusement centres; Car parks; Commercial premises; Correctional
centres; Eco-tourist facilities; Entertainment facilities; Exhibition homes;
Freight transport facilities; Function centres; Health services facilities;
Heavy industrial storage establishments; Home occupations (sex services);
Industrial retail outlets; Industries; Information and education facilities; Port
facilities; Public administration buildings; Recreation facilities (indoor);
Recreation facilities (major); Residential accommodation; Restricted
premises; Service stations; Sex services premises; Storage premises;
Tourist and visitor accommodation; Transport depots; Vehicle body repair
workshops; Vehicle repair stations; Warehouse or distribution centres;
Wharf or boating facilities; Wholesale supplies
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3. Land Capability and existing Land Use
For the following sections on land capability in the study area and land use, GHD has not
completed a site inspection and has therefore relied on data obtained from public sources and
aerial photographs of the study area and its surrounds and general information regarding the
study area known by the consultants.

It should be noted that the study area and land areas (hectares) used in this report are based
on a draft structure plan. The final structure plan may result in a change to the land areas and
accordingly the land area maps and tables may need updating to reflect the final areas.

3.1 Rural land use in the Sydney Basin

There is a complexity of rural land use in the Sydney Basin which includes viable production
agriculture (e.g. market gardens, glass houses), enterprising businesses (e.g. horse training and
agistment, farm-gate sales, agri-tourism) and social interests (hobby farms, community gardens)
(see Table 2). The lot sizes for the agricultural enterprises are generally too small to enable
standalone viable businesses and therefore off-farm income is essential to maintain family
income, except for intensive industries such as egg and chicken production, or vegetable,
floriculture or other horticultural production.

Horticulture production varies by the type of produce, but the Sydney Basin is a major
production region for leafy Asian vegetables.
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Table 2 Rural land use in the Sydney Basin
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Forms of Urban
Agriculture

Values/Benefits

Backyard Recreation, human health on all dimensions, seed banks, supplementary
food supply

Community and Communal
Gardens

Social cohesion through cooperative endeavour, education, food access,
food equity, productive use of communal land

Rooftop Corporate involvement, worker wellbeing, efficient use of space

School/Agriculture Plots Education, connection with farming practices and culture

Historical Heritage, conservation and collection of artefacts, repository, education,
research

Lifestyle/Hobby Environmental management, recreation, diversity of lifestyle, supplemental
incomes, niche production, small scale production

Boutique/Cottage/Niche Diversity, rural open space, small business, specialty production

Farm Gate $$ remain locally; 80% profit from 20% of farm sales, reconnecting with
community, visitor experiences, education, alternative distribution channel,
new markets.

Agritourism Income diversification; inter-industry leverage – hospitality, tourism,
agriculture; home/farm based value added agribusiness;
producer/consumer relationship benefits.

Equine
- Recreation
- Studs/Training

Recreation; landscape visual aesthetics; bloodstock industry; horse culture
and history

$ multiplier for support industries.

Flood Plain
- Market Gardens
- Dairy
- Turf
- Orchards
- Fodder Crops

Intergeneration equity; food security; greatest inherent sustainability – soils
and soil cycles, water access, landform, biodiversity (riparian, wetlands);
water effluent and green recyclables.

Hydrological system, micro and macro climate effects, sequestration of
urban wastes, green belts, aesthetic contribution to rural commons

Flood Free
- Market Gardens
- Dairy
- Orchards
- Fodder Crops/Agro-
Forestry

Retention of a natural resource to meet future and perhaps yet unknown
needs and considerations (e.g. as a result of global warming) and
technologies such as nanotechnology; sustainable urban agriculture as a
NRM instrument particularly when land use is matched to agricultural
suitability; community cultural diversity – people of culturally and
linguistically diverse (CALD) backgrounds; carbon credits.

Controlled
Environment/High-Tech
- Greenhouse Horticulture
- Nurseries
- Poultry
- Fixed Pad Dairies
- Mushrooms
- Protected Cropping

$ Multiplier for support industries, e.g. mushrooms >5; fresh perishable
foods grown close to market; reduced emissions due to less transport
distances, high productivity and efficiency, controlled waste, pesticide, water
and energy systems

Source: Mason and Docking (2005) Agriculture in Urbanising Landscapes – A Creative Planning
Opportunity
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3.2 Land and soil capability

Land in NSW is commonly classified according to the capability of land to remain stable under
particular land uses. The 8-class classification is shown in Table 3 and Figure 4. Land within the
study area is classed as either Class 4 (204 ha, 63%) or Class 5 (118 ha, 37%) land. This land
has moderate to severe limitations as per definition in Table 3, and is generally not capable of
sustaining high impact land uses unless where specialised management practices are used (e.g
high value crops). Limitations are more easily managed for lower impact land uses such as
grazing.

Table 3 Land and soil capability

Broad category Class Description

Land capable of being
regularly cultivated

(Slope < 10%)

Class 1 No special soil conservation works or practices
necessary

Class 2 Soil conservation practices such as strip cropping,
conservation tillage and adequate crop rotation.

Class 3 Structural soil conservation works such as
diversion banks, graded banks and waterways,
together with soil conservation practices as in
Class 2.

Land not capable of being
regularly cultivated but
suitable for grazing with
occasional cultivation

(Slope 10% - 25%)

Class 4 Soil conservation practices such as pasture
improvement, stock control, application of fertiliser
and minimal cultivation for the establishment or
reestablishment of permanent pastures.

Class 5 Structural soil conservation works such as
absorption banks, diversion banks and contour
ripping, together with the practices as in Class 4.

Land not capable of being
cultivated but suitable for
grazing

(Slope > 25%)

Class 6 Soil conservation practices including limitation of
stock, broadcasting of seed and fertiliser,
prevention of fire and destruction of vermin. This
class may require some structural works.

Other lands Class 7 Land best protected by green timber

Class 8 Cliffs, lakes or swamps and other land incapable
of sustaining agricultural or pastoral production.

Source: Cunnigham et al 1988, Systems used to classify rural lands in New South Wales.
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3.3 Land use at the study area

As for rural land in the Sydney Basin, land use in the study area includes a range of uses from
intensive animal production (poultry and horse facilities) through to non-intensive grazing of
livestock on pastures. While the study area does not appear to contain intensive horticulture
areas (e.g. market gardens), land adjacent to the northwest and southwest appears to include
this intensive land use although this may not be for commercial production (see the aerial
photograph at Figure 1). Figure 5 shows a closer image of the Cobbitty horse stud and stables
block, while Figure 6 shows another horse complex within the study area boundary as well as a
horticulture area (possibly not commercial) and poultry sheds to the northwest of the study area
boundary. Figure 7 shows the location of an intensive animal production – poultry sheds located
in the centre of the study area.

Two different data sources were used to map existing land use of the study area. Table 4 and
Figure 5 shows the area of land use based on a combination of remote sensing technology and
existing mapping. This mapping provides a greater level of detail using land cover types rather
than allocating one land use per cadastral boundary (Figure 9). The majority of land use (71%)
is grazing/modified pastures (for non-intensive livestock production), with the next major use
(23%) being other minimal use which includes vegetated areas. Intensive uses including horse
studs and associated facilities accounted for 3.40% of the study area. In addition, the
percentage of land use types for the Camden LGA are shown in the table.

Table 5 and Figure 9 shows the land use of the study area using data obtained from NSW
Office of Environment and Heritage. This mapping allocates the predominant land use to the
cadastral boundary. The majority of land use is classed as native/improved pastures (70%),
followed by intensive animal production - equine and poultry (22%).

Figure 5 Cobbitty Lodge horse stud and stables (Lot 1 DP579256)
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Figure 6 Horse complex (Lot 102 DP876022) and horticulture, poultry

Figure 7 Intensive animal production – poultry (Lot 64 DP852681)

Note that current land use has been assessed by GHD from aerial photographs and satellite
imagery. As a result, actual land use may differ from what is presented although the differences
are expected to be minor.
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Table 4 Current land use – remote sensing

Land Use Study
area

%  of land
use type -
study area

Camden
LGA

% of land use
type - Camden
LGA

Grazing modified pastures 228.45 70.84% 7,074 35.22%

Intensive animal production 1.01 0.31% 689 3.43%

Intensive Uses 10.97 3.40% 567 2.82%

Irrigated modified pastures 0.8 0.25% 856 4.26%

Other minimal use (vegetation) 72.9 22.61% 2,644 13.16%

Reservoir or dam 3.19 0.99% 493 2.45%

Residential 4.91 1.52% 3,690 18.37%

Transport and communication 0.25 0.08% 606 3.02%

Other categories not identified within
study area

3,469 17.27%

Grand Total 322.48 100.00% 20,088 100.00%

Source: GHD (2012), Report for Sydney Agricultural Lands Mapping. NSW Dept of Planning

Table 5 Current land use – NSW OEH Data

Land Use Area (ha) % land use
type

Native/improved pastures 226 70%

Intensive animal husbandry 71 22%

Poultry farms 0.8 0.2%

Marsh/wetland 1.4 0.4%

Reservoir/dam 0.4 0.1%

Urban residential 4 1.2%

Rural residential with agriculture 17 5.3%

Recreation and culture 1.5 0.5%

Roads 0.2 0.1%

Other 0 0%

Total 322 100%

Source: NSW Office of Environment and Heritage
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3.1 Lot size analysis

Analysis was undertaken of the allotment sizes within the future town expansion zone based on
the cadastral information as shown in Figure 1. Table 6 shows there are a total of 38 lots with
the majority of these (21) being less than 2.5 ha in size. The majority of the land area within the
future town expansion boundary (250 hectares or 78% of the total land area) is contained within
10 lots of sizes above 10 hectares. This analysis does not take into consideration the potential
that some land holdings may be comprised of multiple lots.

Table 6 Lot size analysis

Lot sizes (ha) No. of lots Area of lot size
categories (ha)

% of study area

0 - 2.5 21 31 10%

> 2.5 - 10 7 40 12%

> 10 - 40 9 209 65%

> 40 1 41 13%

Totals 38 322 100%
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3.2 Value of agricultural production

The value of agricultural production within Camden LGA has increased from $35.5 million to
$43.7 million between 2005-06 and 2010-11 with broiler chicken production increasing by $6.6
million and accounting for 43% of the value of agricultural production. Nurseries, cut-flowers and
cultivated turf also increased from $3.8 million to $7.8 million with production of cultivate turf
accounting for over half of the value of production ($4 million). The value of milk, fruit and
vegetable production also declined particularly as land is transformed away from agriculture into
urban development. Market gardens still account for over $10 million of gross value of
agricultural production within Camden LGA. These enterprises vary in size with lettuce and
tomatoes the predominant crops grown. Note that values cannot be obtained for the study area
and have been aggregated at the LGA only.

Table 7 Gross value of agricultural production Camden LGA (2010-11 and
2005-06)

2010-11

$m

% of annual
total

2005-06 % of annual
total

Broadacre Crops $0.5 1% $0.2 1%

Nurseries, cut flowers
and cultivated turf

$7.8 18% $3.8 11%

Vegetables $10.3 24% $11.1 31%

Fruit $0.3 1% $0.4 1%

Eggs $3.9 9% $5.6 16%

Milk $0.3 1% $0.7 2%

Livestock Slaughterings
– Cattle and Calves

$1.3 3% $1.6 5%

Livestock Slaughterings
– Poultry

$18.6 43% $12.0 34%

Livestock Slaughterings
– Pigs

$0.5 1% $0.1 0%

Total $43.7 $35.5

3.1 Agricultural production - Livestock

Table 8 below outlines total numbers of livestock for Camden LGA in 2010-11. Poultry (meat
chickens, ducks and turkeys) is a significant agricultural enterprise within Camden LGA. In
2010-11, eight agricultural business were producing broiler chickens. Since 2005-06 the number
of poultry businesses have declined from 13 to 8 with total number of broiler chickens declining
from 1.5 million to 774,203 in 5 years (ABS Agricultural Census). Other livestock industries
present within Camden LGA include beef cattle (3,872 head), dairy cattle (263), sheep and
lambs (288) and pigs. Scattered throughout Camden LGA there are approximately 12 horse
studs with numbers of stud horses remaining constant over the five year period. There has been
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a decline in the number of non-stud horses from 253 in 2005-06 to 72 in 2010-11. Note that
values cannot be obtained for the study area and have been aggregated at the LGA only.

Table 8 Volume of agricultural production Camden LGA (2010-11)

Total No. Number of Agricultural
Businesses

Live poultry - Layers 179,939 5

Meat Chickens 774,203 8

Ducks 52,148 5

Turkeys 20,125 1

Hen egg production for human
consumption (dozens)

1,841,618 5

Dairy Cattle 263 6

Beef Cattle 3,872 42

Sheep and lambs 288 8

Pigs 1,572 4

Livestock - Other livestock - Horses -
Stud (no.)

155 12

Livestock - Other livestock - Horses -
Other (no.)

72 16

Source: Australian Bureau of Statistics (ABS) Agricultural Commodities, Australia, 2010-11 Cat.
No. 7121.0

3.2 Agricultural employment

Table 9 below provides analysis of the employment within Cobbitty State Suburb and Camden
LGA statistical areas. Cobbitty State Suburb falls entirely within Camden LGA and accounts for
approximately a quarter of the total land area. Within Cobbitty State Suburb, 38 people (7%)
were employed in the agriculture, forestry and fishing industry, the sixth largest industry of
employment. For Camden LGA, with the exception of the mining industry, agriculture was the
smallest industry of employment with 298 people. Employment in agriculture, forestry and
fishing has declined from 416 in 2001 to just under three hundred people in 2011 (see Table
10).
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Table 9 Industry of employment by occupation (2011)

Industry Cobbitty State
Suburb^

Camden Local
Government Area^^

Agriculture, forestry and fishing 38 7.0% 298 1.0%

Mining 3 0.6% 135 0.5%

Manufacturing 45 8.3% 3,193 11.1%

Electricity, gas, water and waste services 12 2.2% 376 1.3%

Construction 88 16.3% 2,844 9.9%

Wholesale trade 26 4.8% 1,517 5.3%

Retail trade 58 10.7% 3,156 11.0%

Accommodation and food services 21 3.9% 1,380 4.8%

Transport, postal and warehousing 27 5.0% 2,045 7.1%

Information media and telecommunications 9 1.7% 402 1.4%

Financial and insurance services 7 1.3% 1,082 3.8%

Rental, hiring and real estate services 12 2.2% 523 1.8%

Professional, scientific and technical services 26 4.8% 1,434 5.0%

Administrative and support services 0 0.0% 817 2.8%

Public administration and safety 12 2.2% 1,922 6.7%

Education and training 51 9.4% 2,664 9.3%

Health care and social assistance 39 7.2% 2,811 9.8%

Arts and recreation services 25 4.6% 382 1.3%

Other services 22 4.1% 1,150 4.0%

Inadequately described/Not stated 20 3.7% 627 2.2%

Total 541 100.0% 28,758 100.0%

Source: Australian Bureau of Statistics (ABS) Census Data 2011 ^Cobbitty State Suburb
(SSC10551) 52.3 sq Kms ^^Camden (A) (LGA11450) 201.3 sq Kms

Table 10 Change in agricultural employment 2001-2011

Industry 2001 2006 2011

Agriculture, forestry and fishing 416 332 298

Source: Australian Bureau of Statistics (ABS) Census Data 2011 Camden (A) (LGA11450)
201.3 sq Kms
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3.3 Enterprise size and viability

An important element to consider when planning for the preservation of agricultural land into the
future is the viability of enterprise sizes. Certain agricultural industries will require enterprise
sizes to be of sufficient scale to enable flexibility of agricultural production depending on market
conditions.

Table 11 provides information from a 2010 study completed by GHD for a western Sydney client
on the minimum areas required for a range of viable agricultural enterprises that are
representative of existing enterprises within or adjoining the Cobbitty study area. These
minimum areas are considered to be lower than current viable areas because of the following:

 The data was prepared in 2010 and inflation in costs mean that larger areas would be
required in 2016;

 There is no provision for capital requirements associated with establishing these
enterprises, and inclusion of the need to service capital costs would increase the minimum
areas;

 Intensive enterprises require reliable supplies of water and energy (gas and/or electricity)
and the consultant is not aware of the availability of these services in the study area, and, if
not currently available, the likelihood and costs of the services becoming available in the
future; and

 The extensive grazing areas assumed that larger viable land areas were available within
reasonable proximity, and that the minimum areas were those that could supplement
existing viable (or near-viable) businesses.

Table 11 Minimum areas required for agricultural enterprises

Enterprise Minimum area
needed (ha)

Extensive grazing – Horse agistment 1-2 ha

Extensive grazing - Cattle 20 ha

Intensive grazing 2.5 ha

Market gardens 2-3 ha

Controlled environment (Glasshouse) 1 ha

Orchards 20 ha
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4. Analysis of Rural SEPP criteria
Using information from the above land use, land capability, lot size and employment statistics, GHD provides commentary below on the Section 117
directions, specifically those relevant to Subsection 1.2 Rural Zones and Subsection 1.5 Rural Lands. This includes consideration of the aims of the State
Environmental Planning Policy (Rural Lands) 2008 (the Rural SEPP) in Table 12 and the Planning Principles listed in the Rural SEPP in Table 13.

Table 12 Analysis against the aims of the Rural SEPP

Aims of the Rural SEPP Commentary with respect to the proposed rezoning from RU1

To facilitate the orderly and economic use and
development of rural lands for rural and related
purposes.

While the study area is zoned RU1 and is currently used for rural and related purposes, apart from the
intensive animal enterprises (poultry and horses) the balance of the land appears to be used mainly for
rural residential purposes and for sub-economic livestock production that requires owners to have off-farm
income. While the extensive grazing land would have the potential to be converted to more intensive
agricultural uses (e.g. poultry, glasshouses, market gardens), such conversion would require substantial
capital investment and GHD is unaware if there are businesses willing to invest in these forms of
agriculture in this location.

In addition, the land capability classification (Class 4) indicates that the land is not capable of being
regularly cultivated but suitable for grazing with occasional cultivation, and as such would not be suitable
for soil-based market gardens. Note, however, that this classification is based on large-scale mapping and
that finer-scaled analysis could indicate better suitability for cultivation and therefore market gardens.

Given that extensive grazing is not a financially viable at the scale of the holdings within the study area,
intensive enterprises appear to be the only economically viable agricultural land use, however these
require access to reliable water and energy (gas and/or electricity) and the current availability of these
services in the vicinity of the study area is not known by the consultant.

In addition, it appears that plans to increase intensive agriculture in NSW favours localities outside of the
Sydney Basin, presumably due to the high cost of purchasing suitable land and the risk of land use
conflict in a peri-urban location. For example, in a report on ABC Rural dated 9 November 2016, Ingham's
chicken producer stated that it was cutting costs but expanding in South Australia and Queensland, with
the Queensland investment including: contracts with more growers in south-east Queensland and
northern NSW; and expanding processing in northern NSW.
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Aims of the Rural SEPP Commentary with respect to the proposed rezoning from RU1

While the consultant has not completed a detailed review of agricultural investment in the study area,
because Cobbitty is located near the boundary of the South West Growth Centre, it is likely that there has
been an increase in land prices and that the resulting high level of capital investment required for
establishing viable agricultural businesses means that proponents are more likely to consider less
expensive locations outside of the Sydney Basin as exemplified by Ingham’s poultry plan discussed
above.

To identify the Rural Planning Principles and
the Rural Subdivision Principles so as to assist
in the proper management, development and
protection of rural lands for the purpose of
promoting the social, economic and
environmental welfare of the State.

See Table 13 below for a commentary against each of the rural planning principles.

To implement measures designed to reduce
land use conflicts.

Land adjacent to the study area appears to be currently used for intensive agricultural production (poultry,
horticulture). The design of the future town expansion area will need to consider how the proposed
residential development will minimise land use conflict on the adjacent land. As such, the design will need
to satisfy the “right to farm” principles as described in section 2.1.4, including the ability of farmers to
undertake lawful agricultural practices without conflict or interference arising from complaints from
neighbours and other land users. This could include setbacks or other suitable buffers to minimise
potential conflict.

To identify State significant agricultural land for
the purpose of ensuring the ongoing viability of
agriculture on that land, having regard to
social, economic and environmental
considerations.

Not applicable - the study area and its surrounds has not been identified as State significant agricultural
land.

To amend provisions of other environmental
planning instruments relating to concessional
lots in rural subdivisions.

Not applicable - the issue of concessional lots does not apply.
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Table 13 Analysis of Rural SEPP rural planning principles

Rural SEPP planning principles Commentary with respect to the proposed rezoning from RU1

The promotion and protection of
opportunities for current and potential
productive and sustainable economic
activities in rural areas

Sustainable economic activities are likely to be those associated with intensive animal production and
intensive horticulture, although substantial investment in infrastructure would be required to ensure viable
economic returns. In addition, such enterprises may only be economically viable at scale and the ability to
expand in scale to achieve economies of scale would need to also consider the likely high purchase price
of land for that expansion.

It is possible that the desired scale needed to provide lot sizes for viable agricultural production could be
achieved through the amalgamation of existing lots, however GHD has no data on the demand by
investors for such amalgamations.

In addition, the consultant is not aware of the availability of reliable water and energy supplies that are
necessary for intensive enterprises, and if these services need to be provided there will be an added
capital cost to be considered for any potential agricultural businesses.

As such, and subject to further information becoming available, investment in increasing agricultural
activities by external investors is unlikely given the likely increase in land values due to proximity Growth
Centres and recent development in surrounding similar precincts within the Camden LGA as well as the
capital costs for providing water and energy services.

Recognition of the importance of rural lands
and agriculture and the changing nature of
agriculture and of trends, demands and
issues in agriculture in the area, region or
State

In general, agriculture in the area is likely to have declined although it is difficult to obtain reliable data to
confirm this. Examples of the decline include changes to land use in nearby areas where land zoned as
rural has been included in residential growth areas, including the South West Priority Growth Area,
Western Sydney Priority Growth Area, and Broader Western Sydney Employment Area (BWSEA) – see
Figure 3.

In addition, the trend of declining employment in the agriculture sector from 2001 to 2011 shown in Table
10 will have further declined in 2016, however statistics for 2016 are not available.

While accurate and up-to-date statistics are not available, anecdotal evidence is that viable agricultural
business enterprises have declined in the area over the last decade.
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Rural SEPP planning principles Commentary with respect to the proposed rezoning from RU1

Recognition of the significance of rural land
uses to the State and rural communities,
including the social and economic benefits of
rural land use and development

Employment in the Agriculture, forestry and fishing sector in the Camden LGA was 416 in 2001 and
declined to 298 in 2011 (Table 10). Recent statistics are not available, although it is anticipated that this
trend will continue, due to change in land-uses and increase in land value.

In planning for rural lands, to balance the
social, economic and environmental interests
of the community

The proposed airport at Badgerys Creek and expansion of industrial areas in BWSEA provides
opportunities for jobs in non-rural industries.

The identification and protection of natural
resources, having regard to maintaining
biodiversity, the protection of native
vegetation, the importance of water
resources and avoiding constrained land

These aspects are addressed in the ecological report prepared by GHD.

The provision of opportunities for rural
lifestyle, settlement and housing that
contribute to the social and economic welfare
of rural communities

GHD understands that the proposed development provides a variety of residential opportunities including
larger lifestyle blocks that can be considered as “rural residential”. While the consultant has not sighted the
proposed structure plan, the client has informed us that the plan and vision is consistent with this
approach.

The consideration of impacts on services and
infrastructure and appropriate location when
providing for rural housing

GHD understands that appropriate services will be included in the design (roads, water, electricity, phone),
including provision for public transport and suitable recreation areas, however the design has not been
sighted by GHD.

Ensuring consistency with any applicable
regional strategy of the Department of
Planning or any applicable local strategy
endorsed by the Director-General

The proposal for residential development could be considered to be compatible with the South West
Priority Growth Area, Western Sydney Priority Growth Area, and Broader Western Sydney Employment
Area (BWSEA), all strategies supported by the NSW government. GHD is not aware of any local planning
strategy at the study area.

The consultant understands that there is a proposed south west district plan (for Greater Sydney). Such a
plan will need to be address, amongst other things, declining agricultural viability and the desire for
housing diversity beyond what is currently available.
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5. Conclusion
The proposed rezoning of RU1 Primary production land at Cobbitty to residential land has been
assessed for its impact on the preservation of agricultural land at the study area and in the
vicinity of the study area. This assessment considered the various policies at the NSW state
level that concern the protection of agricultural land with particular reference to land in the
Sydney metropolitan region.

Using information combining land use, land capability, lot size and employment statistics, GHD
provided commentary on the Section 117 directions, specifically those relevant to Subsection
1.2 Rural Zones and Subsection 1.5 Rural Lands. This included consideration of the aims of the
State Environmental Planning Policy (Rural Lands) 2008 (the Rural SEPP) and the Planning
Principles listed in the Rural SEPP.

While it is possible that more intensive agricultural land uses (e.g. poultry and glasshouse
horticulture) could be economically viable, such enterprises are likely to require extensive
capital inputs for the infrastructure required as well as the need to expand the scale of
operations via the amalgamation of existing lots. GHD is not aware of the demand by investors
to establish viable enterprises under these conditions.

Having regard to the information available, including the general knowledge of agriculture in the
area by the consultant, it is clear that the majority of land within the study area has limited
capability and viability in its current form.

Economic viability of agriculture in the area would likely be limited to intensive industries (poultry
and “protected” – glasshouse – horticulture, however these industries would require reliable
supplies of water and energy, the status of which is unknown.

The economic viability of more intensive agricultural enterprises is also likely to be constrained
by the high capital costs required as a result of the need to acquire suitable areas of high value
land to achieve appropriate economies of scale.
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Executive Summary 

Cobbitty is a village in the Bringelly–Cobbitty Hills suburban area within the Camden Council local 
government area. It is the major population centre for the area, accommodating 1061 residents 
out of the area’s overall population of 1080 at the time of the last Census in 2011. 

The village borders the high growth South West Priority Growth Area, with the Camden local 
government area’s population predicted to grow from 81,000 people to 225,000 over the next 20 
years. 

The area is mostly rural in nature and is the location of an agricultural branch of Sydney University. 
At the southern end of the suburb bordering the Nepean River is Camden Airport, a site 
for gliding and recreational flying. The land is classified as rural or rural residential with most 
people living in detached dwellings within the village area. 

Almost 81 percent of Cobbitty Village residents were born in Australia. The most common other 
countries of birth were England (4.3 per cent), Netherlands (1.7) per cent and China (1.0 per cent). 
The most common responses for religion in Cobbitty were Catholic (36.7 per cent), Anglican (31.3 
per cent) and No Religion (10.3 per cent).  

The major industries of employment for Cobbitty residents were construction (16.8 per cent), 
retail (10.8 per cent), education (8.7 per cent) and manufacturing (7.7 per cent). Proportionally, 
fewer residents held tertiary qualifications (14.3 per cent) than the Sydney wide average (24.1 per 
cent) and more held vocational qualifications (23 per cent compared to 15.1 per cent). Almost 20 
per cent classified themselves as managers, which is likely to reflect the high level of self-
employment in the construction industry. 

Council resident surveys show the area’s population wants future developments that are well- 
planned and deliver a connected community and protect the natural environment. This is 
reflected in the Camden 2040 plan, which maps future direction and priorities in the face of 
significant population and housing growth. 

The NSW Government has overarching districts plans for South West Region and greater Sydney 
as a whole. Key themes within these plans is the concept of a green grid that will link suburbs, 
districts and regions with green open space corridors that will provide passive recreational 
opportunities for communities while also creating wildlife movement corridors. This is reflected 
in the Greater Sydney Commission’s vision for a City in the Trees and its Metropolitan Greenspace 
Program. 

The Government is also encouraging diversity of housing choices. 

The proposed Cobbitty development addresses many of these priorities. The development will 
deliver between 500 and 700 residential lots, mostly between 1,500 and 4,000 square metres, 
with some smaller lots focused around certain clusters that will extend the existing village. The 
larger lot sizes reflect the rural heritage of the area and the demand for easily accessible rural 
residential land to complement the denser developments proposed for growth area precincts. 
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The development will effectively double the population of Cobbitty Village, which in the short-
term will put increased pressure on its limited retail and other community related facilities. 
However, in the longer-term, the population increase can be expected to create the demand for 
new and expanded facilities, which the market will meet providing more opportunities for 
residents and creating additional local area employment. 

The lots and development areas will be interspersed with green open space and riparian corridors 
focussed along the creeks and waterways that cut across the development area and flow into the 
Nepean River and local dams. These will create almost 120 hectares of newly accessible space for 
passive recreation opportunities for existing and new residents and enhance the appeal of the 
village as a visitor destination by reinforcing its semi-rural appeal. 

The riparian corridors will help preserve areas of Cumberland Plain Woodland and its associated 
grassy ground layer and provide safe passage corridors and habitats for native wildlife, including 
birds, mammals and insects.   

Proposed Cobbitty Development  

Figure 1: Proposed Cobbitty development plan  

The Cobbitty development will cover 341 hectares and result in the development of up to 700 lots 
of residential land on what is existing, cleared farmland. 

It is proposed the land will be developed in several stages, starting in 2019. 
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Figure 2: Proposed green open space and riparian corridors 

Existing waterways will be protected and preserved in riparian corridors that will separate the 
different stages as well as flow through the proposed residential areas themselves. These will 
provide recreational opportunities for the new and existing residents. 

In total, 87.7 hectares will be captured in these riparian corridors. In addition, 29.1ha hectares of 
green open space will also be delivered as part of the development (total 116.8ha). 

Lot sizes will vary from 1,500 and 2,000 to 4,000 square metres, generally consistent with 
residential lots within Cobbitty Village. The larger lots in Stage A and B will be to west of the 
existing village and emphasise the semi-rural nature of the land. The smaller lots will extend the 
village footprint to the north. 

The design of the development aims to avoid cookie cutter “Mac Mansion” style developments 
and make it more in keeping with the semi-rural environment and the heritage of the area.  

The development complements plans for the South West Priority Growth Area, which will 
eventually be home to over 320,000 people. It will deliver many different types of dwellings from 
high and medium density through to detached houses. 

Demographic Overview 

Bringelly - Cobbitty Hills is bounded by Bringelly Creek, Liverpool City and Greendale Road in the 
north, Cobbitty Road and Macquarie Grove Road in the east and the Nepean River in the south 
and west. 
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Based on the 2011 Census by the Australian Bureau of Statistics (ABS), the Cobbitty area shows 
some significant demographic differences when compared to the Greater Sydney Area: 

 Median weekly household incomes is 11 per cent higher 

 Older couples without children total 13 per cent of the population compared to 8 per cent 

 18 per cent of households are renting compared with 30 per cent  

 14 per cent have a tertiary qualification compared with 24 per cent  

 22 per cent have a vocational qualification compared with 15 per cent  

 The unemployment rate is 3.8 per cent compared with 5.8 per cent. 

Demographic trends 

Analysis of the five-year age groups of Cobbitty Hills in 2011 compared to Greater Sydney shows 
that there was a higher proportion of people in the younger age groups (under 15) as well as a 
higher proportion of people in the older age groups (65+). 

Overall, 20.1 per cent of the population was aged between 0 - 15, and 15.4 per cent were aged 65 
years and over, compared with 19.2 per cent and 12.8 per cent respectively for Greater Sydney. 

The major differences between the age structure of Bringelly - Cobbitty Hills and Greater Sydney 
were: 

 Larger percentage of persons aged 50 to 54 (8.6 per cent compared to 6.5 per cent)  

 Larger percentage of persons aged 15 to 19 (8.4 per cent compared to 6.3 per cent)  

 Smaller percentage of persons aged 30 to 34 (3.7 per cent compared to 7.7 per cent)  

 Smaller percentage of persons aged 25 to 29 (4.7 per cent compared to 7.8 per cent). 

From 2006 to 2011, Bringelly - Cobbitty Hills' population decreased by 91 people (8.0 per cent). 
This represents an average annual population change of -1.65 per cent per year over the period. 
However, based on the ABS estimates, this has reversed since then with the population in 
Bringelly-Cobbitty Hills’ area increasing to 1,896 in 2015, 

Qualifications  

Analysis of the qualifications of the population in the Cobbitty area compared to Greater Sydney 
shows that there was a lower proportion of people holding formal qualifications. Overall, 46.3 per 
cent of the population aged 15 and over held educational qualifications, and 44.8 per cent had no 
qualifications, compared with 48.3 per cent and 40.5 per cent respectively for Greater Sydney. 

The major differences between qualifications held by the population of Bringelly - Cobbitty Hills 
and Greater Sydney were: 
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 A larger percentage of persons with no qualifications (44.8 per cent compared to 40.5 per 
cent) 

 A larger percentage of persons with Advanced Diploma or Diplomas (10.1 per cent 
compared to 9.0 per cent)  

 A smaller percentage of persons with Bachelor or Higher degrees (14.2 per cent compared 
to 24.1 per cent). 

Employment 

The size of Bringelly - Cobbitty Hills's labour force in 2011 was 566, of which 168 were employed 
part-time and 354 were full time workers. 

Analysis of the employment status (as a percentage of the labour force) in the Cobbitty area in 
2011 compared to Greater Sydney, shows that there was a higher proportion in employment, and 
a lower proportion unemployed. Overall, 95.9 per cent of the labour force was employed (64.7 
per cent of the population aged 15+), and 4.2 per cent unemployed (2.9 per cent of the population 
aged 15+), compared with 94.3 per cent and 5.7 per cent respectively for Greater Sydney. 

Occupation 

An analysis of the jobs held by the resident population in Bringelly - Cobbitty Hills in 2011 shows 
the three most popular occupations were: 

 Managers (19.6 per cent) 

 Professionals (17.7 per cent) 

 Technicians and trades (16.2 per cent). 

In combination, these three occupations accounted for 287 people in total, or 53.6 per cent of the 
employed resident population. 

In comparison, Greater Sydney employed 13.3 per cent in managers, 25.5 per cent in 
professionals, and 12.2 per cent in technicians and trades workers. 

Dwelling type and car ownership 

In 2011, there were 349 detached houses in the area, 17 medium density dwellings and no high 
density dwellings. Analysis of the types of dwellings in the area in 2011 shows that: 

 93.6 per cent of all dwellings were detached houses   

 4.4 per cent were medium density dwellings 

 no high density dwellings 

This compares with 58.9 per cent, 19.7 per cent, and 20.7 per cent respectively in the Greater 
Sydney. 
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In 2011, 91 per cent of the dwellings in the area were occupied on Census night, compared to 93 
per cent in Greater Sydney. The proportion of unoccupied dwellings was 8.2 per cent, which is 
larger compared to that found in Greater Sydney (6.9 per cent). 

Analysis of the car ownership of the households in Bringelly - Cobbitty Hills in 2011 compared to 
Greater Sydney, shows that 92.7 per cent of the households owned at least one car, while two per 
cent did not, compared with 81.2 per cent and 11.8 per cent respectively in Greater Sydney. 

Of those that owned at least one vehicle, there was  

 A smaller proportion (18.3 per cent) who owned just one car 

 A larger proportion (40.1 per cent) who owned two cars  

 A larger proportion (34.2 per cent) who owned three cars or more. 

Future population projections 

Future population forecasts for the area by the NSW Department of Planning and Environment 
show major increases in population across all age groups for the Camden local government area, 
which is contained with the South West growth area. 

Camden Local Government Area 

Counting 
Age 
range 2016 2026 Increase 2036  Increase 

Persons 0-4 5,850 11,300 193% 16,200 277% 

Persons 5-9 6,450 11,600 180% 16,750 260% 

Persons 10-14 6,000 10,500 175% 16,300 272% 

Persons 15-19 5,450 9,600 176% 15,150 278% 

Persons 20-24 5,350 8,700 163% 13,350 250% 

Persons 25-29 6,300 10,000 159% 14,000 222% 

Persons 30-34 6,700 11,900 178% 15,300 228% 

Persons 35-39 6,250 12,950 207% 16,600 266% 
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Camden Local Government Area 

Persons 40-44 6,200 11,750 190% 16,950 273% 

Persons 45-49 5,350 9,400 176% 16,350 306% 

Persons 50-54 4,750 8,450 178% 14,250 300% 

Persons 55-59 4,100 7,200 176% 11,300 276% 

Persons 60-64 3,500 6,250 179% 10,000 286% 

Persons 65-69 2,950 5,350 181% 8,500 288% 

Persons 70-74 2,050 4,400 215% 7,250 354% 

Persons 75-79 1,500 3,650 243% 6,100 407% 

Persons 80-84 1,000 2,400 240% 4,750 475% 

Persons 85+ 1,150 2,450 213% 5,500 478% 

Total population   80,900 147,850 183% 224,600 278% 
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Much of this growth will be in the specific development precincts including: 

 Oran Park 

 Catherine Field 

 Leppington 

 Marylands 

 Lowes Creek. 

Land use 

Cobbitty is the major population centre within the Bringelly - Cobbitty Hills area of the Camden 
local government area.  

Bringelly – Cobbitty Hills covers 5089 hectares but has a population density of just 0.21 persons 
per hectare, compared to 3.59 persons per hectare for the Camden Council area in which it is 
located. 

Only four per cent of housing is medium and high density compared with 40 per cent for Greater 
Sydney. There is no high density Housing. 

Biodiversity 

 

Cobbitty is on the Cumberland Plain, which is typified by Cumberland Plain Woodland made up of two 

prominent Eucalypts, Grey Box (Eucalyptus moluccana) and Forest Red Gum (Eucalyptus terreticornis). The 

ground layer is made up of grasses such as Kangaroo Grass (Themeda australis) and Weeping Meadow Grass 

(Microlaeana stipoides). 

 

There are other native plants that occur in other vegetation communities such as the forest that occurs along 

the Nepean River. 

The plants and the vegetation communities provide a variety of habitats to a range of animals, including birds, 

mammals and insects. Because some of this vegetation has been extensively removed in the past and is still 

subject to various impacts and as a result a number of plants and animals have been listed as threatened at a 

state and / or national level. 

The proposed development is on previously cleared farm land and its creation of green open space and riparian 

corridors will maintain and protect existing habitat areas. 

http://www.camden.nsw.gov.au/environment/biodiversity/plants-and-animals/native-plants/
http://www.camden.nsw.gov.au/environment/biodiversity/plants-and-animals/native-plants/
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Major Features and Community Facilities 

The Cobbitty area’s existing recreational facilities are largely based around the Nepean River and 
include: 

 The Nepean River itself and its foreshores 

 Frederick L Small Playing Fields  

 Mount Hunter Rivulet Weir  

Community facilities and attractions include: 

 Limited main street retail including a general store and bakery 

 Camden Airport used for gliding and sky diving  

 Cobbitty Village farmers markets 

 Cobbitty Wines 

 Teen Ranch – a non-denominational Christian camp for children and teens 

 The University of Sydney (Animal Reproduction Unit & Plant Breeding Institute)  

 Coates Park Farm (The University of Sydney) 

 Schools including 

o Cobbitty public school  

o Macarthur Anglican School (primary and secondary combined) 

o Aspect Macarthur School (primary and secondary combined). 

Managing the Social Impact 

Policy Framework 

The Cobbitty development is proposed within a strategic framework at both state and local 
government levels, which acknowledges the importance of the natural environment and the role 
of green corridors to link and provide recreational opportunities for residents and habitat and safe 
pathways for native wildlife. 

Camden 2040 

Camden Council has prepared the Camden 2040 Community Strategic Plan to guide development 
over the coming decades. Prepared following extensive community engagement and input with 
residents, it aims to translate the community’s aspirations and priorities into action. 

http://www.australianschoolsdirectory.com.au/1482/macarthur-anglican-school-cobbitty
http://www.australianschoolsdirectory.com.au/10181/aspect-marcarthur-school-cobbitty
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It was prepared as a strategic response to the large-scale urban and population growth that has 
been planned for the area. It acknowledges that while many in the Camden community would 
prefer not to have this level of growth occur, it also brings new opportunities and facilities that 
have not previously been available. It emphasises that the development needs to be managed 
actively and effectively in order to deliver quality places and lifestyles for the people of the 
Camden area, as well as protecting and enhancing the important history and character of the area 
that is so highly valued. 

The vision for Camden’s future is a dynamic, modern, urban place which is defined by its unique 
history and rural backdrop, that has also realised the many opportunities presented by urban 
development and population growth.  

This will be achieved through effectively managing urban and population growth to: 

 Protect Camden Town, the floodplain and associated rural hinterland, and promote and 
celebrate the area’s unique country history, heritage and community 

 Maximise the many opportunities presented by large scale modern urban development in 
terms of improved access to high quality services, facilities and infrastructure 

 Support and maintain opportunities for rural living through urban growth and carefully 
manage the transition to an increasingly urban environment. 

The Council’s vision for Camden is a place that: 

 Enjoys healthy urban and natural environments, where the natural environment is 
protected and enhanced, open space is visible and accessible, public places and local 
neighbourhoods are attractive and vibrant places, and the built and natural environments 
in the area complement and support one another   

 Has a prosperous local economy, with thriving local businesses, local employment, and 
vibrant town centres  

 Is supported by effective and sustainable transport, people can get where they need to go 
conveniently using a range of effective transport options  

 Is home to an enriched and connected community, where all people are welcomed and 
belong, can participate fully in their local community, enjoy a range of community events 
and celebrations, and are supported by high quality social and health services.  

The active management of the Camden area’s growth and the achievement of balanced social, 
economic and environmental outcomes will have been delivered through strong local leadership 
and a community of people who are actively engaged in the issues, plans and decisions that impact 
on the local area. 

New urban development is an opportunity to develop vibrant and attractive town centres, 
streetscapes, public spaces, parks and playgrounds. This will need to be met with ongoing 
maintenance and renewal of town centres and public spaces within established areas to ensure 
that the built environment is of a high standard and good amenity is delivered across the entire 
local government area. 
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NSW Government Greenspace Program 

The NSW Government has initiated The Metropolitan Greenspace Program via the Greater 
Sydney Commission to support its “A Plan for Growing Sydney” to help deliver Sydney's 'Green 
Grid'. This will include open spaces, parks, bushland, natural areas, waterway corridors and tree-
lined streetscapes in a network that connects homes to centres, public transport, jobs and 
recreation. 

The grants-based program is being run in conjunction with local councils and aims to connect 
existing parks and public areas with new green space corridors and enhanced tree canopies. The 
Green Grid will deliver walking trails, bike paths, picnic spots and conservation works with a 
focus on building a network of linkages between high-quality, well-connected green space areas 
for the community to enjoy. 
 
Linking existing green space with new or enhanced natural corridors provides better accessibility 
options for local residents, enhanced wildlife movement, possibilities for pedestrian pathways 
and cycle ways, safer access for children and assists in addressing the urban heat island effect. 

Large areas of land within the Growth Area offer potential opportunities for open space, green 
links and connections. Localised green links will also be encouraged throughout the land release 
areas to provide residents with safe and attractive options for walking, cycling and other 
outdoor activities.  

Social Impact Conclusions 

The proposed Cobbitty development offers the potential to diversify the land use and types of 
housing being provided within the higher density South West Priority Growth area and the large 
scale land developments propose for the Camden Council area. 

It will meet the demand for accessible and easy to manage semi-rural lifestyle dwellings and the 
large lot sizes proposed will reflect the semi-rural nature of the area and its long-standing farming 
heritage. 

The provision of riparian corridors along existing waterways will create linear parklands that will 
unlock these areas for recreational use by existing and new residents. These corridors will cut 
across and define the different stages of development within proposed new residential areas. 
Areas of green open space will be retained or developed and tree canopies maintained in order 
to deliver the best possible amenity for residents. It will create opportunities for passive recreation 
and healthier active lifestyles in a protected natural environment. 

These parklands are also likely to be an appealing attraction for visitors to the area. 

Extensive earlier clearing of the Cumberland Plain for agriculture has resulted in natural habitat 
reduction and some species of plants animals being listed as threatened.  The proposed creation 
of riparian corridors will preserve and protect the area’s waterways and create safe transit 
corridors and habitats for native wildlife and maintain existing biodiversity. 

Cobbitty Village currently has limited community and retail facilities. The development of new 
housing in the area will put increased pressure on these resources in the short-term, however the 
long term increase in demand created by population growth can be expected to result in the 

http://www.planning.nsw.gov.au/~/link.aspx?_id=E4737E395C7642DE9948B4C49F2A8D92&_z=z
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development of new facilities, which will benefit existing and new residents by providing more 
lifestyle opportunities and the creation of local jobs.  

The approach to development is in line with both NSW Government and Camden Council’s vision 
and strategic planning initiatives for the South West Priority Growth area and broader Sydney. It 
will deliver more diverse housing options and complement higher density developments needed 
to meet Sydney’s forecast population growth. 
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1. Introduction 

1.1 Background 

Cobbitty is a small village located in the Local Government Area of Camden, located 7 km from 

Camden Town Centre. Land uses within Cobbitty consist of small rural holdings, larger rural 

residential lots and smaller rural residential lots fronting Cobbitty Road. There is a general store, 

primary school and recreational facility associated with the Anglian Church known as Teen 

Ranch.  

GHD was commissioned by the client, to provide a flood and stormwater assessment supporting 

a planning proposal for three precincts north of Cobbitty Road.  

 West of Cuthill Road to the Nepean River. 

 East of Cuthill Road to Chittick Lane bounded by Cobbitty Creek 

 West of Chittick Lane to the South West Growth Centre Boundary. 

The planning proposal is supported by a structure plan (provided in Appendix A) to enable 

additional residential development in Cobbitty.  

The type of residential will be 1,500-4,000 m2 lots with some smaller lots focused around certain 

clusters within the heart of the village. The theme and vision for the project team focus on 

sustainability and best practice, with a view of providing a different product and lifestyle 

opportunity to that afforded by the new “greenfield” urban release areas. 

1.2 Planning Context  

The study area (shown in 

Figure 1-1) is located in 

Camden Local Government 

Area, adjacent to the Oran 

Park Precinct of the South 

West Growth Centre and in 

the vicinity of the South West 

Rail Line investigation corridor 

(eastern side of Northern 

Road) and between The 

Northern Road which is to be 

upgraded. 

The study area is connected 

to existing and proposed 

centres via Cobbitty Road and 

The Northern Road. Northern 

Road is proposed to be 

widened to provide additional 

capacity to service Narellan. 

 

  

Figure 1-1  Study Area Location 
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1.3 Methodology 

Flooding information, risks and impacts on the subject land and surrounding landowners was 

primarily interpreted from the Nepean River Flood Study, March 2015. This flood assessment 

takes into account, but is not restricted to, the following information: 

 Flood Hydraulics (hydraulic category, flood levels and depths, velocities, hazards, time to 

and duration of inundation). 

 Flood readiness and preparedness 

 Flood History 

In addition, the following documents and local State and Government policies were relevant: 

 NSW Floodplain Development Manual, April 2005 

 Camden Council Local Environmental Plan 2010 (LEP 2010) 

 Camden Council Development Control Plan 2011 (DCP 2011)  

 Camden Council Flood Risk Management Policy 

 Camden Council Engineering Design Specification Adopted 10 February, 2009 

 NSW Department of Housing: Managing Urban Stormwater: Soils and Construction (1998) 

(Blue Book) 

 NSW Floodplain Development Manual, 2005 

 EPA. Managing Urban Stormwater: Treatment Techniques (1997) 

1.4 Scope and limitations 

This report has been prepared by GHD for it Client (as entered under Agreement QA010 dated 

20/10/2016) and may only be used and relied on by the Client for the purpose agreed between 

GHD and the Client. GHD otherwise disclaims responsibility to any person other than the Client 

arising in connection with this report. GHD also excludes implied warranties and conditions, to 

the extent legally permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those 

specifically detailed in the report and are subject to the scope limitations set out in the report. 

The opinions, conclusions and any recommendations in this report are based on conditions 

encountered and information reviewed at the date of preparation of the report.  GHD has no 

responsibility or obligation to update this report to account for events or changes occurring 

subsequent to the date that the report was prepared. The opinions, conclusions and any 

recommendations in this report are based on assumptions made by GHD described in this 

report.  GHD disclaims liability arising from any of the assumptions being incorrect. 

GHD has prepared this report on the basis of information provided by Client and others who 

provided information to GHD (including Government authorities), which GHD has not 

independently verified or checked beyond the agreed scope of work. GHD does not accept 

liability in connection with such unverified information, including errors and omissions in the 

report which were caused by errors or omissions in that information. GHD has not been involved 

in the preparation of the planning proposal and has had no contribution to, or review of the 

planning proposal. GHD shall not be liable to any person for any error in, omission from, or false 

or misleading statement in, any other part of the planning proposal. 
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2. Assessment 

2.1 Flooding 

2.1.1 Description of flooding 

Referring to Appendix B the study area is flood prone on account of the Nepean River and 

Cobbitty Creek discharging in a northerly and westerly direction respectively. This would mean 

that the study area could be affected both by local Cobbitty Creek catchment and Nepean River 

backwater flooding. Smaller tributaries discharge northerly and confluence with Cobbitty Creek 

along the study area upstream and downstream boundaries. 

Since the upstream extent of Nepean River Flood Study is located 2/3 along the northern 

study area boundary and Cobbitty Creek, the following comments are relate to Nepean 

backwater flooding. More detailed results for Cobbitty Creek and internal tributaries will need 

to be simulated as part of ensuing stages of any future development. 

Flood Levels, Depths and Velocity 

With exception of one particular bend in Cobbitty Creek, the 1% AEP flood from the Nepean 

River is expected to impact the northern edge of the study area, with more widespread flooding 

of the northern parts, in a PMF event. The 5% AEP flood only marginally affects the northern 

boundary of the study area.   

Flood velocities are noted to be approximately 1 m/s along the northern study area boundary, 

due to backwater flooding from the Nepean River. Faster flowing flood waters would be 

expected closer to the creek centreline. 

Hydraulic Categories 

Hydraulic Categories are defined by the NSW Floodplain Development Manual based on depth, 

velocity and hazard product (velocity x depth) criteria as Floodway, Flood Storage and Flood 

Fringe.  

The flood affected portions of the study area are located predominantly in flood storage areas. 

There are only a few areas where the study area may impinge slightly on flood ways. 

Flood Hazard and Risk 

Parts of the northern study area boundary are located in the high flood hazard area, particularly 

where the study area boundary follows the meanders in Cobbitty Creek.  

 Flood prediction and warning and Flood Response 

Flood information including flood forecasts, road closures, and advice on evacuation are 

broadcasts over local radio and TV stations, which is disseminated by the Bureau of 

Meteorology (BOM). If the owner is unsure of the risk of a flood, the SES should be contacted 

immediately and flood preparations and precautions taken (phone: 132 500).  

The SES manages the Camden, Local Flood Plan (SES, 2016) and the Camden Flood 

Emergency Sub-Plan. These documents should be referred to by the owners of sites within the 

study area in preparation of a flood. This document is available through the SES and Council 

websites, and should be checked regularly to ensure the owner has the most up to date 

information. 

The SES has other relevant information available to prepare for a flood, how to respond to a 

flood and getting the land owner best prepared for the area under consideration. Information on 

flood readiness can be found on the SES website (www.ses.nsw.gov.au). 

http://www.ses.nsw.gov.au/


 

Cobbitty Planning Proposal Specialist Studies, Flooding And Stormwater Assessment| 5 

2.1.2 Flooding Risk Management 

Development in the Camden LGA on flood prone land must comply with Council’s Engineering 

Specifications and Flood Risk Management Policy for development which is located within and 

affected by flood prone land. 

The Camden Council Flood Risk Management Policy establishes flood risk management 

planning and development procedures for all flood prone land within the Camden Local 

Government Area (LGA). Flood prone land is land susceptible to flooding by the Probable 

Maximum Flood (PMF) event. The Policy has regard to the requirements of the New South 

Wales Government Floodplain Development Manual – April 2005 The primary method of Flood 

Risk Management in the Camden LGA is through the application of development controls on 

flood prone lands as set out in this policy. 

The Camden Council Flood Risk Management Policy provides the Flood Development 

Guidelines Matrix (Appendix C). Council has prepared this development guidelines matrix that 

applies to a particular type of development based on the land use and hydraulic categories. 

Prior to identifying the development guideline standards, the flood categories should be 

determined at the location of the proposed development by a qualified engineer with suitable 

specialist experience in hydraulic engineering and flood risk management. The flood category 

must be determined in accordance with the methods and definitions specified in the NSW 

Government Floodplain Management Manual.  

2.2 Stormwater 

2.2.1 Sources of stormwater pollution 

Construction phase 

Clearing and earthmoving activities have the potential to impact on surface water quality in the 

vicinity of the works, especially during high rainfall events. The activities and aspects of the 

works that have potential to lead to erosion, sediment transport, siltation and contamination of 

natural waterways include: 

 Earthworks undertaken immediately prior to rainfall periods 

 Work areas that have not been stabilised 

 Clearing of vegetation and the methods adopted, particularly in advance of construction 

works 

 Stripping of topsoil, particularly in advance of construction works 

 Bulk earthworks and construction of pavements 

 Washing of construction machinery 

 Works within drainage paths, including depression 

 Stockpiling of excavated materials 

 Storage and transfer of oils, fuels, fertilisers and chemicals 

 Maintenance of plant and equipment 

Post-construction phase 

The key impact on stormwater quality from the development of the lots relates to pervious 

areas, areas where the vehicular access is uncovered and any external pedestrian areas. The 

stormwater discharging from the roofs would be of higher quality than trafficked areas. From a 
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stormwater management perspective, the key pollutants that need to be managed are total 

suspended solids (TSS), gross pollutants (GP), total nitrogen (TN) and total phosphorous (TP). 

2.2.2 Water Sensitive Urban Design (WSUD) 

WSUD encompasses all aspects of urban water cycle management including water supply, 

wastewater and stormwater management. WSUD at sites within the study area should aim to 

retain as much stormwater as possible onsite, transport as little stormwater as possible to 

receiving waters, ‘lose’ as much stormwater as possible along the treatment train and slow the 

transmission of stormwater to receiving waters. In applying the above principles, the key 

planning and design objectives are generally: 

 Protect and enhance natural water systems and receiving environments, by managing 

water quality draining from the development. 

 Reduce runoff and peak flows from developments by minimising impervious areas and 

maximising re-use.  

 Add value while minimising drainage infrastructure development costs. 

 Consideration of Camden Council Development Control Plan 2011 (DCP 2011), Camden 

Council Flood Risk Management Policy and Camden Council Engineering Design 

Specification Adopted 10 February, 2009. 

2.2.3 Riparian Assessment 

The overarching objective of the controlled activities provisions of the Water Management Act is 

to establish and preserve the integrity of riparian corridors.  To facilitate this, the NSW 

Government, through the NSW Office of Water, introduced new Riparian Corridor Guidelines 

from the 1st of July 2012.  These guidelines allow for increased flexibility of land use associated 

with riparian corridors to ‘better meet the needs of communities’, especially on 1st and 2nd 

order streams.  The flexibility included allows for varying land uses to be included in the outer 

50% of the Vegetated Riparian Zones (VRZ’s). Land uses permitted in the outer 50% of the 

VRZ include asset protection zones, passive recreation infrastructure such as cycle and 

pathways, and detention basins – so long as they are dry and vegetated.  

It should also be noted that detention basins can be constructed online on 1st and 2nd order 

streams in accordance with the guidelines.  Any of the works that impinge on the VRZ will 

require offsets somewhere else within the riparian corridor network (i.e. those areas of impact 

within the VRZ will need to be compensated for by providing additional areas to the VRZ 

somewhere else).  

Development requiring a Controlled Activity Approval is also required to prepare a Vegetation 

Management Plan (VMP) in accordance with the guidelines associated with the Act.  The VMP 

is required to describe the land uses, rehabilitation and associated management and should be 

prepared by suitably qualified persons.   

A preliminary creek setback assessment has been undertaken for creeks in the study area with 

results provided in Appendix D. We note there has been some discussion around 2 locations as 

noted on the plan. For these 2 locations further consultation is recommended with NSW Office 

of Water to confirm if these locations are drainage lines or otherwise.. 

2.2.4 Stormwater Performance Criteria 

The Camden Council’s Engineering Specifications provides controls relating to detention, 

drainage and water sensitive urban design. This nominates amongst others: 
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 Detention or retention basins are required to attenuate flows where the peak flows due to 

the development are in excess of natural flows, or where required by Council. The basin 

shall be designed to perform in the full range of flood events up to 1% AEP. 

 In some circumstances an On-Site Detention (OSD) system may be required by the Council 

Engineer for the reduction of the impacts of a development on a downstream drainage 

system or property 

The requirement to meet stormwater treatment targets are also specified as shown in Table 2-1. 

 

Table 2-1 Stormwater Treatment Targets 

 

Controls are provided to incorporate soil conservation measures to control soil erosion and 

siltation during and following completion of development. Groundwater recharge is to be 

minimised by: (a) directing runoff from paved areas (roads, car parks, domestic paving etc) into 

lined stormwater drains rather than along grassed channels. (b) lining of ponds and water 

sensitive urban design water bodies to avoid groundwater recharge. (c) encouraging on site 

detention of roof runoff and use of low water demanding plants. (d) encouraging tree planting, 

especially adjacent to watercourses. 

In all instances reference will need to be made to Camden Council’s Engineering Specifications 

for controls relating to detention, drainage and water sensitive urban design. 

2.2.5 Preliminary Stormwater Management Plan 

The study area generally grades in a northerly direction towards Cobbitty Creek. To manage the 

stormwater quantity, the following is proposed: 

 The study area discharge will be to Cobbitty Creek via local tributaries or stormwater 

outlets. 

 Discharge from the study area will be controlled via basins which will serve to treat 

stormwater and provide a detention function.  

 Bio retention areas are proposed as ‘end of line” treatment of stormwater prior to discharge 

to tributaries or basins.  

 Roof water will discharge via downpipes to onsite rainwater tanks for possibly toilet or 

laundry water, or external landscape reuse. The rainwater tanks will overflow to the onsite 

stormwater drainage network.  
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 Surface runoff will be routed via swales and raingardens to the stormwater drainage 

network and the basins. Gross pollutant trap’s will be provided before discharge to basins, 

to capture gross pollutants. 

 Basins will provide stormwater detention which will throttle discharges before drainage to 

Cobbitty Creek. The basins will also provide co-located bio-retention areas, which may 

need to be ‘tanked’ to manage salinity. 
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3. Findings 

3.1 General  

It is suggested that the structure plan should be approved, subject to the controls within the 

Camden Council Local Environmental Plan 2010 (LEP 2010) and Camden Council 

Development Control Plan 2011 (DCP 2011)  guidelines. 

The site has the opportunity to include a  number of sustainable and general key design 

principals. These can be employed to address Council guidelines and other guidelines relevant 

to the proposal, such as the NSW Floodplain Development Manual, 2005. Key design principals 

relating to flooding and stormwater are discussed below.  

3.2 Flooding  

In ensuing stages, a flood study should be undertaken to document existing flooding in the 

study area for the 5%, 1% AEP flood events and the PMF. This will guide any future 

development and assist master planning. The flood study can also be used to determine and 

potentially mitigate any flood impacts associated with development proposals.  

General flood management design principles should respond to the requirements of Camden 

Council Flood Risk Management Policy and include, amongst others:    

 For any development areas, manage flooding to create lots above the 1% AEP flood level 

with flood free access to a public road located above the 1% AEP flood level. In doing so, 

ensure that these works do not result in off-site flood impacts.    

 Dwelling floor levels are generally required to be at the Flood Planning Level, namely 0.5m 

above the 1% AEP (100-year ARI) flood levels.    

 Waterway crossings are a controlled activity under the Water Management Act 2000, and 

need to respond to the guidelines for watercourse crossings on waterfront land.    

 Critical infrastructure in all development areas should be based above the PMF and 

evacuation planning should consider all areas inundated by the PMF, to provide for the 

orderly and safe evacuation of people away from rising floodwaters. 

3.3 Stormwater 

The site lends itself to included sustainable strategies for surface water management. These 

would be based on sustainable Water Sensitive Urban Design (WSUD) which should aim to 

retain as much stormwater as possible on site, transport as little stormwater pollutants as 

possible to receiving waters, ‘lose’ an appropriate amount of stormwater along the treatment 

train and slow the transmission of stormwater to receiving waters.  

Stormwater can be managed as part of the development both during operational and 

construction phases of any project in accordance with Camden Council Engineering Design 

Specification. While not presenting a constraint to the development, it would be prudent to allow 

land area for surface water management facilities and design the development to respond to the 

existing topography, drainage and salinity risks. General rules of thumb for location of 

management facilities are:    

 For residential development approximately 6% of the developed area needs for be provided 

for stormwater quality and quantity management systems, such as swales and basins. 

Systems may need to be sealed dependant on salinity, groundwater and soil conditions.    



 

Cobbitty Planning Proposal Specialist Studies, Flooding And Stormwater Assessment| 10 

 For non-residential areas with large hardstand areas, on-lot treatment would be preferred 

prior to discharge from the lot.   

Key planning and design objects are generally:    

 Integrate stormwater treatment into the landscape by incorporating multiple-use corridors 

that maximise the visual and recreational amenity of the development.  

 Protect water quality draining from the development, providing primary stormwater 

treatment measures that target litter, gross pollutants and coarse sediments and secondary 

treatment measures that target fine sediment, nutrients and bacteria.   Typical facilities 

include bio-retention, rain gardens, basins and swales. These facilities would need to 

considered groundwater and salinity impacts which can be mitigated through engineering 

design. 

 Reduce runoff and peak flows from developments by employing local detention measures, 

minimising impervious areas and maximising re-use.    

 Adding value while minimising drainage infrastructure development costs.    

 Orientate roads to traverse across contours, providing gentler slopes to promote the 

provision of above ground conveyance mechanisms, such as vegetated swales, into the 

streetscape.    

 Maintain and re-establish vegetation along waterways and provide public open space along 

drainage lines to develop multi-use corridors linking public and private areas.    

 Preserve and restore existing valuable elements of the stormwater drainage system such 

as wetlands, natural channels and riparian vegetation.    

 Manage the quality and quantity of stormwater at or near the source, which could involve a 

component of public education.  

 Treatment practices such as bio-retention/detention facilities, to manage water quality, 

could be provided downstream or close to the point of discharge from development areas, 

before discharge to riparian and waterway areas. These should include strategies to 

manage salinity and groundwater. 
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Appendix A – Structure Plan 
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Appendix B – Flood Maps 
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Appendix C Camden Council Flood Risk 
Management Policy Matrix 



 

 

 



 

 

 

Appendix D Creek Setback Assessment  
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1. INTRODUCTION 

 

This report has been prepared to accompany a planning proposal to Council for the residential 

subdivision of land located at Cobbitty Village, Cobbitty (Figures 1 and 2). 

 

The planning proposal involves the rezoning of the land from RU1 – Primary Production to 

R5 – Large Lot Residential, and the subdivision of the site, resulting in a yield of 

approximately 280 to 1,100 new residential dwellings, depending on lot sizes, across three 

separate precincts. The planning proposal also makes provision for the construction of a new 

internal local road network which connects in several locations with Cobbitty Road and Cut 

Hill Road.  

 

The proposed eastern precinct is located adjacent to the “Oran Park Precinct” as outlined in 

the NSW Government’s Oran Park Precinct DCP 2007 document. The DCP envisages the 

redevelopment of the area into a mixture of low/medium density residential, 

retail/commercial, schools, sporting ovals and parks.  

 

The purpose of this report is to assess the traffic and parking implications of the planning 

proposal and to that end this report: 

 

• describes the site and provides details of the subdivision proposal 

 

• reviews the existing and future road network in the vicinity of the site 

 

• estimates the traffic generation potential of the subdivision proposal 

 

• assesses the traffic implications of the subdivision proposal in terms of road network 

capacity 

 

• reviews the geometric design features of the proposed new road network 

 

• assesses the off-street parking and loading implications of the subdivision proposal. 
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2.  PROPOSED DEVELOPMENT 

 

Site 

 

The subject site comprises three large parcels of land located along the northern side of 

Cobbitty Road, with respective precinct site areas as follows: 

 

 Western Precinct A:    26.8ha 

 Central Precinct B:  113.7ha 

 Eastern Precinct C:    63.3ha 

 TOTAL:  203.8ha 

 

The land is currently occupied by a range of rural and semi-rural uses, including large lot 

residential and farms. A significant portion of the site is undeveloped and comprises a 

mixture of tall trees and low-level vegetation. 

 

Vehicular access to the existing individual properties is provided via respective driveways 

located in either Cut Hill Road, Chittick Lane and/or Cobbitty Road. 

 

Oran Park Precinct 

 

The NSW State Government has approved the rezoning of land north-east of the site to low 

and medium density residential uses as well as a new primary school and a local 

retail/commercial centre.  The new precinct is known as the Oran Park Precinct and will be 

an integral part of the Camden local government area and the South West Growth Centre. 

 

The new Oran Park Precinct also involves the construction of a new internal road network as 

well as the road widening and upgrade of The Northern Road (currently under construction), 

including new traffic signals at its intersections with Hillside Drive/Governor Drive, Cobbitty 

Road and also Peter Brock Drive (which is complete).  

 

Extracts from the Oran Park Precinct DCP 2007 document illustrating the precinct’s 

Indicative Layout Plan and proposed precinct road hierarchy and its relationship with the 

subject site, are reproduced in the following pages. 
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Proposed Development 

 

The planning proposal involves the rezoning and subdivision of the three precincts which 

make up the subject site, to create between 280 and 1,100 new residential allotments, 

depending on lot sizes which vary between 1,000m2 and 4,000m2.  

 

Off-street parking for the allotments will ultimately be accommodated within each of the 

respective lots and will comply with Council’s requirements, subject to a separate 

development application for each new development. Vehicular access to the proposed 

residential subdivision is to be provided via the construction of several new local roads 

through the site which will connect to Cut Hill Road, Cobbitty Road and potentially Peter 

Brock Drive.  

 

The servicing needs of the proposed residential subdivision are expected to be minimal, and 

are likely to comprise the twice-weekly kerbside garbage collection services using Council’s 

garbage truck as well as irregular visits by removalist trucks when future residents are 

moving house. 

 

Plans of the planning proposal have been prepared by AE Design Partnership and are 

reproduced in the following pages. 
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3.  TRAFFIC ASSESSMENT 

 

Road Hierarchy 

 

The road hierarchy allocated to the road network in the vicinity of the site by the Roads and 

Maritime Services is illustrated on Figure 3. 

 

The Northern Road is classified by the RMS as a State Road and provides the key north-south 

road link in the area, linking Narellan to Bligh Park. It currently comprises one traffic lane in 

each direction in the vicinity of the site with additional lane/turning bays provided at key 

locations. 

 

Camden Valley Way is also classified by the RMS as a State Road and provides the key east-

west road link in the area, linking Prestons to Camden. It currently comprises two traffic 

lanes in each direction in the vicinity of the site, with turning bays provided at key locations. 

 

Cobbitty Road is a local, unclassified road which performs the function of an east-west 

collector route through the area, linking the Northern Road to Werombi Road.  

 

Cut Hill Road and Chittick Lane are local, unclassified rural roads which are primarily used 

to provide vehicular and pedestrian access to frontage properties.  

 

Existing Traffic Controls 

 

The existing traffic controls which apply to the road network in the vicinity of the site are 

illustrated on Figure 4.  Key features of those traffic controls are:  

 

 a 80 km/h SPEED LIMIT which applies to Cut Hill Road 

 

 a 60 km/h SPEED LIMIT which applies to Cobbitty Road 

 

 a 40 km/h SCHOOL ZONE SPEED LIMIT which applies to Cobbitty Road, in the 

vicinity of Cobbitty Public School 
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a GIVE WAY SIGN in Cut Hill Road where it intersects Cobbitty Road 

 

 a RIGHT TURN HOLDING BAY in Cobbitty Road where it intersects with Cut Hill 

Road 

 

 a PEDESTRIAN CROSSING located in Cobbitty Road, directly outside Cobbitty 

Public School 

 

 FUTURE TRAFFIC SIGNALS in Cobbitty Road where it intersects with The Northern 

Road. 

 

Proposed Road Upgrades 

 

As part of the South West Growth Centre works, the Northern Road is being upgraded 

between Narellan and Penrith. Stage 1 of the works is between the Old Northern Road, 

Narellan and Peter Brock Drive, Oran Park, is underway, with key features including: 

 

• widening the Northern Road to a four lane divided road with a wide central median and 

a four metre wide kerbside bus lane in each direction 

• an 80km/h speed limit 

• a three metre wide off-road shared pedestrian and cyclist path along the eastern side of 

the Northern Road 

• designated turning lanes 

• three intersection upgrades with traffic lights at Porrende Street/Fairwater Drive, 

Hillside Drive/Governor Drive and also Cobbitty Road 

• two new bridges over Narellan Creek for northbound and southbound traffic 

• bicycle and pedestrian crossings at traffic lights 

 

Plan extracts provided by the NSW State Government have been prepared and are reproduced 

on the following pages. 
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As noted above, the intersection of the Northern Road and Cobbitty Road will be upgraded as 

shown on the plan on the following page. Key features of the intersection upgrade include: 

 

• twin 100m long right turn lanes in the Northern Road for southbound traffic turning 

into Cobbitty Road 

• a 100m long left turn slip lane in the Northern Road for northbound traffic turning 

into Cobbitty Road 
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• twin right turn lanes in Cobbitty Road for eastbound traffic turning onto the Northern 

Road 

• a 120m long left turn slip lane in Cobbitty Road for eastbound traffic turning onto the 

Northern Road 

• pedestrian crossings on all approaches 

 

 

 

 

 

• of construction of The Northern Road dedicated right turn bays into Cobbitty Road 

(west, towards the site), and a 120 meter left turn slip lane from Cobbitty Road onto 

The Northern Road with traffic islands provided at the north-western and south-western 

corners of the intersection 

 

• construction of a number of new local streets with a road reservation width of 14.4m, 

consistent with the Oran Park Precinct local road network. 

 

Off-street car parking will ultimately be accommodated within each of the dwelling and will 

comply with Council’s requirements, with vehicular access to the new subdivision generally 

provided via Cobbitty Road, Cut Hill Road, as well as the newly proposed Oran Park Link  

The Northern Road & Cobbitty Road 

 

The intersection of the Northern Road and Peter Brock Drive has already been completed as 

shown on the recent aerial image on the following page. Key features of the intersection 

upgrade include: 

 

• signalised left turn slip lanes on all approaches 

• right turn holding bays on all approaches 

• “double diamond” phasing 

• priority bus lanes 

• pedestrian crossings on all approaches 

 

 



VARGA TRAFFIC PLANNING PTY LTD 

 

17 

 

 

Source: Nearmap 

 

Traffic Generation 

 

The traffic implications of development proposals primarily concern the effects of the 

additional traffic flows generated as a result of a development and its impact on the 

operational performance of the adjacent road network. 

 

An indication of the traffic generation potential of the planning proposal is provided by 

reference to the Roads and Maritime Services publication Guide to Traffic Generating 

Developments, Section 3 - Landuse Traffic Generation (October 2002) and the updated traffic 

generation rates in the recently published RMS Technical Direction (TDT 2013/04a) 

document. 

 

The RMS Guidelines and the updated TDT 2013/04a are based on extensive surveys of a 

wide range of land uses and nominate the following traffic generation rates which are 

applicable to the development proposal: 

 

Low Density Residential Dwellings 

AM: 0.95 peak hour vehicle trips per dwelling 

PM: 0.99 peak hour vehicle trips per dwelling 
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For the purposes of this assessment, a traffic generation rate of 0.97 peak hour vehicle trips 

per hour has been adopted, which represents a midway point between the above AM and PM 

traffic generation rates.  

 

As mentioned in the foregoing, the planning proposal envisages the subdivision of the site to 

create approximately 280 - 1,100 new residential dwelling allotments, shown in the table 

below.  

 

Table 3.1: Subdivision Potential Yields 

 

 Yield @ 4,000m² Yield @ 2,000m² Yield @1,500m² Yield @ 1,000m2 

Precinct A (26.8ha): 78 lots 157 lots 209 lots 307 lots 

Precinct B (113.7ha): 150 lots 300 lots 399 lots 586 lots 

Precinct C (63.3ha): 53 lots 106 lots 141 lots 207 lots 

TOTAL LOTS: 281 lots 563 lots 749 lots 1,100 lots 

 

 

Therefore, application of the abovementioned 0.97 peak hour vehicle trips per hour dwelling 

house traffic generation rate to the various subdivision potential yield scenarios detailed in 

the table above yields a traffic generation potential (IN and OUT combined) as follows: 

 

Table 3.2: Total Traffic Generation Potential of the Proposed Subdivision (Vehicles/Hour) 

 

 Yield @ 4,000m² Yield @ 2,000m² Yield @1,500m² Yield @ 1,000m2 

Precinct A (26.8ha): 76 vph 152 vph 203 vph 298 vph 

Precinct B (113.7ha): 146 vph 291 vph 387 vph 568 vph 

Precinct C (63.3ha): 51 vph 103 vph 137 vph 201 vph 

TOTAL VEHICLE TRIPS: 273 vph 546 vph 727 vph 1,067 vph 

 

 

Reference to the RMS Guidelines also indicates that approximately 25% of trips will be 

internal to the subdivision, involving local shopping, schools and local social visits. In 

addition, a further 25% of traffic is expected to comprise linked trips which will be external 

to the subdivision but will visit local facilities within the adjacent Oran Park Precinct. 

 

As such, the traffic generation potential of the subdivision, external to the subdivision itself, 

is detailed in the table below, as follows: 
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Table 3.3: Total External Traffic Generation Potential to the Proposed Subdivision (Vehicles/Hour) 

 

 Yield @ 4,000m² Yield @ 2,000m² Yield @1,500m² Yield @ 1,000m2 

Precinct A (26.8ha): 57 vph 114 vph 152 vph 224 vph 

Precinct B (113.7ha): 110 vph 218 vph 290 vph 426 vph 

Precinct C (63.3ha): 38 vph 77 vph 103 vph 151 vph 

TOTAL VEHICLE TRIPS: 205 vph 409 vph 545 vph 801 vph 

 

 

Accordingly, the external traffic activity expected to be generated by the subject site is likely 

to be dispersed over a number of collector roads such as Cobbitty Road and Cut Hill Road 

and potentially to Peter Brock Drive.   

 

The proposed dual carriageway design along the Northern Road, with multiple turning lanes 

at key intersections including Cobbitty Road and Peter Brock Drive, comprises a highly 

efficient, high capacity intersection layout. 

 

In the circumstances, it is reasonable to conclude that the external traffic flows expected to be 

generated by the planning proposal will not have any unacceptable traffic implications in 

terms of road network capacity. 

 

Internal Local Road Layout Considerations 

 

The proposed new subdivision includes the construction of a new internal road network 

which will ultimately be designed in accordance with Council’s Development Control Plan 

2011, Part C – Residential Subdivision Design document and Austroads’ urban design 

criteria. 

 

An extract from the DCP is reproduced on the following page. 
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Conclusion 

 

The foregoing analysis has found that: 

 

• the proposed residential subdivision will not have any unacceptable traffic implications 

in terms of road network capacity 

 

• the proposed dual carriageway design along the Northern Road, with multiple turning 

lanes at key intersections including Cobbitty Road and Peter Brock Drive, comprises a 

highly efficient, high capacity intersection layout 

 

• the proposed internal/local road layout will ultimately be designed in accordance with 

Council’s and Austroads requirements. 
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1. Introduction
GHD have been engaged to undertake an investigation of flora and fauna as a specialist input 

to a Planning Proposal for land at Cobbitty, NSW (the ‘study area’). The study area is shown on 

Figure 1.  

The 322-hectare study area is currently under consideration for the Planning Proposal for a 

variety of uses, including residential and conservation land uses. The study area is subject to 

development constraints that require further investigation to inform the suitability and viability of 

the Planning Proposal. The proposed structure plan, provided in Figure 2, shows up to 194 

hectares that may be developed. 

The overall Planning Proposal will require a variety of investigations. This report provides an 

overview of the biodiversity values of the study area. Vegetation community mapping can be 

used as a surrogate for biodiversity generally to inform development/ conservation planning 

through consideration of ecological constraints and opportunities. 

The aims of this report are to: 

 Describe and map vegetation with the study area

 Assess flora and fauna habitat values

 Conduct an ecological constraints assessment, based on the conservation significance of

the vegetation and habitat values present

 Establish principles for a conservation strategy.

1.1 Purpose of this report 

The purpose of this assessment is to describe the conservation value of the study area, with 

particular emphasis on threatened ecological communities, populations and species listed under 

the NSW Threatened Species Conservation Act 1995 (TSC Act) and Fisheries Management Act 

1994 (FM Act), and Matters of National Environmental Significance (MNES) listed under the 

Commonwealth Environmental Protection and Biodiversity Conservation Act 1999 (EPBC Act). 

The specific objectives of this flora and fauna investigation are to: 

 Describe and map vegetation types and condition classes across the study area and

compile a flora species inventory

 Identify areas of vegetation, species or habitat of conservation significance based on the

definitions included within the BioBanking Assessment Methodology (BBAM) (OEH 2014)

 Identify areas of disturbed or cleared land with development potential or value for

rehabilitation to restore habitat linkages

 Map ecological constraints to potential development

 Provide a preliminary assessment of the suitability of possible conservation areas as

biodiversity offsets for future development.
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1.2 Scope and limitations 

The scope of works for this ecological assessment comprises: 

 Desktop assessment, including: 

– Review of existing vegetation mapping and data for the local area and region 

– Identification of threatened species, populations, ecological communities (threatened 

biota) and their habitats that may occur in the study area 

 Field surveys (where access was possible), including: 

– validation of the type, condition and conservation significance of native vegetation 

using the BBAM 

– targeted surveys for threatened species and associated habitat resources 

– fauna and flora habitat assessment 

– identification of pest plants/weed species and their distribution in the study area 

 Description of the existing environment, including: 

– assessment of the diversity of the flora and fauna within the study area and the type 

and quality of habitat resources 

– assessment of the degree of disturbance associated with past and present land uses 

– assessment of landscape context and habitat connectivity 

– identification of the suite of threatened biota potentially affected by future development 

and the value of habitats in the study area for these threatened biota 

– identification of likely habitat corridors and areas that should be retained for 

conservation purposes. 

 An ecological constraints and opportunities assessment, including mapping of ecological 

constraint classes based on conservation significance of vegetation and habitats  

 Identification of measures to avoid or mitigate impacts on ecological values and to 

manage conservation areas 

 A preliminary assessment of the suitability of possible conservation areas as biodiversity 

offsets for future development.  

Limitations to this ecological assessment include: 

 Information included in this assessment is based on a field survey conducted by two GHD 

ecologists across portions of land within the study area. Only two properties were accessible 

during the field survey, with the remainder of land not accessed. Where possible, vegetation 

mapping was completed by extrapolation based on the results from accessible land, and by 

viewing portions of the study areas from publicly accessible land such as public roads and 

recreation areas. As such, the vegetation mapping (and hence, the constraints mapping) has 

not been ground-truthed across the entire study areas. Additional assessment and 

refinement of vegetation mapping would be required during the advancement of the relevant 

Planning Proposal. 

 The field survey effort and calculations presented in this report were based on a preliminary 

application of the Biobanking Assessment Methodology (BBAM) since the proposed 

development layout of the study area is yet to be determined. Additional plot/transects and 

other survey effort are likely to be required to complete a BBAM assessment of a final 

development layout for the study area. 
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 The flora and fauna survey effort, including targeted searches for threatened species,

employed in this assessment was designed to determine the conservation significance of the

study area and compile a list of those threatened biota which are likely to occur.

Supplementary surveys, including additional targeted searches for threatened species would

be required to assess impacts within specific development footprints as part of later stages

of identifying the development potential of the study area

1.3 Disclaimer 

This report has been prepared by GHD for the Client (as entered under Agreement QA010 

dated 20/10/2016) and may only be used and relied on by the Client for the purpose agreed 

between GHD and the Client. GHD otherwise disclaims responsibility to any person other than 

the Client arising in connection with this report. GHD also excludes implied warranties and 

conditions, to the extent legally permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those 

specifically detailed in the report and are subject to the scope limitations set out in the report. 

The opinions, conclusions and any recommendations in this report are based on conditions 

encountered and information reviewed at the date of preparation of the report.  GHD has no 

responsibility or obligation to update this report to account for events or changes occurring 

subsequent to the date that the report was prepared. The opinions, conclusions and any 

recommendations in this report are based on assumptions made by GHD described in this 

report.  GHD disclaims liability arising from any of the assumptions being incorrect. 

GHD has prepared this report on the basis of information provided by Client and others who 

provided information to GHD (including Government authorities), which GHD has not 

independently verified or checked beyond the agreed scope of work. GHD does not accept 

liability in connection with such unverified information, including errors and omissions in the 

report which were caused by errors or omissions in that information. GHD has not been involved 

in the preparation of the planning proposal and has had no contribution to, or review of the 

planning proposal. GHD shall not be liable to any person for any error in, omission from, or false 

or misleading statement in, any other part of the planning proposal. 
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2. Methods 
2.1 Desktop assessment 

A desktop assessment was undertaken to identify threatened flora and fauna species, populations 

and ecological communities listed under the TSC Act and FM Act, and MNES listed under the 

EPBC Act that may occur in the study area. Database records pertaining to the study area and 

locality (i.e. within a 10 km radius of the study area) were reviewed, along with relevant reports 

and mapping, including: 

 NSW Office of Environment and Heritage (OEH) Wildlife Atlas database for records of 

threatened species listed under the TSC Act (OEH 2016a; data supplied by OEH on 19 

October 2016). 

 OEH NSW threatened species database online search for threatened ecological 

communities listed under the TSC Act (OEH 2016b database queried on 19 October 

2016). 

 Department of Environment and Energy (DoEE) Protected Matters Online Search Tool for 

MNES listed under the EPBC Act and predicted to occur in the locality (DoEE 2016; 

database queried on 19 October 2016). 

 DoEE online species profiles and threats database (DoEE 2016b). 

 the NSW Vegetation Information System: Classification (VIS) (OEH 2016c) to identify 

matching plant community types (PCTs) in the study area. 

 Aerial photographs and satellite imagery of the study area 

 Native Vegetation of the Cumberland Plain, Western Sydney (NPWS 2002b). 

Following collation of database records and species and community profiles, a ‘likelihood of 

occurrence’ assessment was undertaken with reference to the broad habitats in the study area. 

The likelihood of occurrence assessment assisted with focusing field survey techniques and 

effort and was further refined following the field surveys and the assessment of habitats present 

(see section 2.3). The results of this assessment informed the impact assessment and are 

presented in Appendix A. 

2.2 Field survey 

Field surveys were undertaken with reference to the BioBanking Assessment Methodology 

(BBAM) (OEH 2014). GHD’s ecological staff on this project, Kirsten Crosby and Kath Chesnut, 

are accredited BioBanking assessors under Part 7A of the TSC Act. Field survey effort and 

techniques used for this ecological assessment are summarised in Table 2-1 and described 

further below.  
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Table 2-1 Survey effort 

Survey round Dates Survey effort 

Preliminary 
survey 

20 October 2016 

21 October 2016 

26 October 2016 

 

 Vegetation mapping of accessible properties 
and publicly accessible land 

 2 ecologists for 3 days 

 6 x 20 m x 50 m BBAM plot/transects 

 Habitat assessment and identification of 
resources for fauna 

 Targeted searches for threatened plants 

 Opportunistic fauna and plant observations 
throughout the study area 

 Targeted searches for the Cumberland Plain 
Land Snail 

2.2.1 Terrestrial flora survey 

The flora survey involved the following techniques, which are described in detail below: 

 Mapping of ‘vegetation zones’ based on vegetation type and broad condition classes 

 Flora sampling using BBAM plot/transects, area searches and systematic traverses 

 Targeted threatened flora surveys. 

Vegetation mapping 

Native vegetation within the study area was mapped based on observed species composition 

and vegetation structure according to the classification of Specht (1970). Intact native 

vegetation communities were defined according to NSW VIS (OEH 2016c) and broad condition 

classes. Exotic or planted native vegetation was defined based on structure and species 

composition. Fine-scale ground-truthing of previous vegetation mapping and validation of the 

location of threatened ecological communities and threatened species habitat was performed 

with reference to Trimble and Samsung hand-held GPS units loaded with aerial photography, 

previous vegetation mapping (namely, NPWS 2002) and an editable vegetation mapping layer. 

Native vegetation types were then stratified into broad condition classes according to the BBAM 

to yield vegetation zones. Vegetation zones were mapped using aerial photographic 

interpretation within a geographical information system (GIS) as guided by the field survey 

results.  

Vegetation within the study area was assessed against identification criteria for State and 

Commonwealth listed threatened ecological communities (critically endangered ecological 

communities (CEECs), endangered ecological communities (EECs) and vulnerable ecological 

communities (VECs)). Vegetation and habitats were compared with descriptions provided in 

OEH (2016b) and DoEE (2016b) community profiles. 

Only two properties were accessible during the field survey (see Figure 3). As such, vegetation 

mapping included in this report has been extrapolated based on the findings from those 

accessible properties, as well as publicly accessible roads and recreation areas. The vegetation 

mapping included in this report is conservative, and where uncertainty exists about the 

vegetation within the study areas, it has been mapped as native. Vegetation mapping included 

within this report would need to be refined and confirmed for later stages of the project. 
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Flora sampling 

Plot and transect surveys were conducted in the study area in accordance with the methodology 

provided in OEH (2014) to collect quantitative data for plant species richness, vegetation 

structure, weed infestation and habitat resources. Six plot/transects were used to sample 

potential vegetation zones (i.e. PCTs and broad condition classes) based on the initial site 

stratification (refer to Figure 3). The site value was determined by assessing ten site condition 

attributes against benchmark values. Benchmarks are quantitative measures of the range of 

variability in condition in vegetation with relatively little evidence of alteration, disturbance or 

modification by humans since European settlement. Cover abundance data was also collected 

for each species within the 20 metre x 20 metre portion of each plot/transect.  

Plant identifications were made according to nomenclature in RBGT (2016). All vascular plants 

(ie not mosses, lichens or fungi) observed were recorded on proforma field data sheets. Plant 

specimens that could not be identified rapidly in the field were collected and subsequently 

identified using standard botanical texts or PlantNet (RBGT, 2016).  

Plant specimens which were difficult to identify (either insufficient sample collected or buds/fruiting 

bodies were not available at the time of the survey) were identified to genus level. 

A flora species list was compiled for each vegetation zone and for the study area noting the 

occurrence of noxious and environmental weeds, threatened species and regionally significant 

species. 

Targeted threatened flora surveys 

Targeted surveys were undertaken for threatened flora species which could potentially occur 

within the study area given known distributions, previous records in the locality and habitat 

requirements for each species.  

Given the duration, extent and timing of the field survey, detailed targeted threatened flora 

surveys at appropriate seasonal times have not been undertaken for all potentially occurring 

threatened flora species as part of this assessment. The timing of field surveys (October 2016 

(spring)) is not ideal for the detection/identification of some cryptic species that require specific 

abiotic conditions to trigger flowering or which flower in different seasons, if present.  

The habitat assessment conducted for the study areas (Appendix A) allowed for identification of 

habitat resources for cryptic species, in order to make an assessment of their likelihood of 

occurring within the study area. As such, the survey was not designed to detect all species, 

rather to provide an overall assessment of the ecological values within the study area in order to 

determine ecological constraints and potential impacts of the proposal, with particular emphasis 

on threatened biota and their habitats. The field survey aimed to identify areas of suitable 

habitat for cryptic species were possible. 

Surveys were conducted on foot while ground-truthing vegetation mapping, performing 

vegetation mapping, while travelling between plot/transects and during the detailed plot/transect 

surveys. Not every area of potential threatened plant habitat within the study area was 

systematically searched. Additional random meander transects focused in areas of potentially 

suitable habitat may be appropriate in later stages of the planning and assessment process for 

the study area. 
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2.2.2 Fauna survey 

A preliminary fauna survey was undertaken in conjunction with the flora surveys in order to gain 

an appreciation of fauna species richness and assess habitat values, in particular to identify 

resources of potential relevance for threatened or migratory species known or predicted to occur 

in the locality. All observations were recorded on proforma field data sheets. Locations of 

threatened biota were captured with the Samsung GPS. 

Fauna habitat assessment 

General fauna habitat assessments were undertaken throughout the study area, including 

active searches for potential shelter, basking, roosting, nesting and/or foraging sites. Specific 

habitat features and resources such as water bodies, food trees, the density of understorey 

vegetation, the composition of ground cover, the soil type, presence of hollow-bearing trees, leaf 

litter and ground debris were noted.  

Indicative habitat criteria for targeted threatened species (ie those determined as having the 

potential to occur within the study area following the desktop review) were identified prior to 

fieldwork. Habitat criteria were based on information provided in OEH and DoEE threatened 

species profiles, field guides, and the knowledge and experience of GHD field ecologists. 

Habitat assessments included active searches for the following: 

 Habitat trees, including hollow-bearing trees or those with nests or roosts 

 Rock outcrops or overhangs providing potential shelter sites for fauna 

 Burrows, dens and warrens 

 Distinctive scats or latrine sites (of particular relevance for the Spotted-tailed Quoll), owl 

white wash and regurgitated pellets under roost sites 

 Tracks or animal remains 

 Evidence of activity such as feeding scars, scratches and diggings. 

The locations and quantitative descriptions of habitat features were captured with a handheld 

GPS unit and photographed where appropriate.  

An assessment of likely wildlife corridors was also made. This was based on vegetation 

condition, and connectivity with nearby vegetated areas.  

Targeted Cumberland Plain Land Snail searches 

Targeted searches for the Cumberland Plain Land Snail were conducted in woodland patches 

where access was permissible. Leaf litter at the base of trees was searched and any live snails 

or empty shells recorded. Soil under fallen timber and rubbish was also searched. Leaf litter was 

replaced to ensure no live snails would desiccate following disturbance or be susceptible to 

predation. Locations of live Cumberland Plain Land Snails and shells were captured with a 

handheld GPS unit.  

Diurnal fauna surveys 

Diurnal bird surveys were conducted throughout the survey period, with species identified by 

sight and call. Notes were made where birds were observed using hollows. Opportunistic and 

incidental observations of other fauna groups were recorded at all times during field surveys. 

Survey effort was concentrated on suitable areas of habitat throughout the course of the survey, 

for instance fallen timber was scanned and/or turned for reptiles and mature trees and dams 

were scanned for roosting birds. Scats of possums and kangaroos were also noted when 

observed, and scratches on trees inspected and likely fauna noted. Locations of migratory 

species observed during the field surveys were captured with a handheld GPS unit. 
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2.2.3 Aquatic habitat assessment 

A rapid aquatic habitat assessment was undertaken along Cobbitty Creek and other small 

drainage lines in the study area. The presence of instream or riparian vegetation was recorded. 

Areas of potential fish refuge (snags, undercut banks) were noted.  

An assessment of potential habitat for threatened aquatic species was based on the habitat 

assessments undertaken during the field surveys and published habitat preferences of 

threatened biota. Key fish habitat maps for the area (DPI 2007) were reviewed and key fish 

habitat was identified according to the following classifications as detailed in DPI (2013): 

 Type 1 – highly sensitive fish habitat (includes freshwater habitats that contain in-stream 

gravel beds, rocks greater than 500 mm in two dimensions, snags greater than 300 mm 

in diameter or three metres in length, or native aquatic plants; known or expected 

protected or threatened fish habitat; and areas of critical habitat) 

 Type 2 – moderately sensitive key fish habitat (freshwater habitats other than those 

defined in Type 1) 

 Type 3 – minimally sensitive key fish habitat (ephemeral aquatic habitat not supporting 

native aquatic or wetland vegetation) 

 Not key fish habitat (includes first and second order streams on gaining streams). 

2.2.4 Staff qualifications 

This report, including all BBAM credit calculations, was prepared by Kath Chesnut and Kirsten 

Crosby. The assessment was peer reviewed by Jayne Tipping. Staff qualifications are 

presented in Table 2-2. 

Table 2-2 GHD ecology staff and qualifications 

Name Position / Project 
Role 

Qualifications Relevant Experience 

Kath Chesnut Senior Ecologist / 
desktop assessment, 
field surveys and 
reporting 

BEnvSc (honours) 

Accredited NSW 
BioBanking Assessor 
#0134 

8+ years 

Kirsten Crosby Senior Ecologist / 
desktop assessment, 
field surveys and 
reporting 

BSc, PhD (Zoology) 

Accredited NSW 
BioBanking Assessor 
#0160 

13+ years 

Jayne Tipping 
Principal Ecologist/ 
technical review 

BSc (Ecology), 
MEnvLaw 

23+ years 

2.2.5 Survey limitations 

Given the duration and timing of the field surveys (three days in spring in one year) it is likely that 

some species that occur in the study area (permanently, seasonally or transiently) were not 

detected during the survey. These species are likely to include: flora species that flower at other 

times of year as well as annual, ephemeral or cryptic species. 

The desktop assessment provided a list of the native flora and fauna and especially threatened 

biota that could potentially occur in the study area or be affected by the proposal (including 

seasonal, transient or cryptic species). The habitat assessment conducted for the study area 

allows for identification of habitat resources for such species and an assessment of their 

likelihood of occurrence on the study area on this basis. As such, the survey was not designed 

to detect all species, rather to provide an overall assessment of the ecological values in the 

study area in order to inform the constraints assessment.  
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Information included in this assessment is based on a field survey conducted by two GHD 

ecologists across portions of land within the study area. Only two properties were accessible 

during the field survey, with the remainder of land not accessed. Where possible, vegetation 

mapping was completed by extrapolation based on the results from accessible land, and by 

viewing portions of the study areas from publicly accessible land such as public roads and 

recreation areas. As such, the vegetation mapping and targeted threatened flora and fauna 

searches (and hence, the constraints mapping) has not been ground-truthed across the entire 

study areas. Additional assessment and refining of vegetation mapping would be required 

during the approvals phase of the project.  

2.3 Assessment of likelihood of occurrence  

Following collation of database records and species and community profiles, a ‘likelihood of 

occurrence’ assessment was prepared with reference to the broad habitats contained within the 

overall study area. Identification of potential habitat for threatened and migratory species was 

based on information provided in the species profiles (DoEE 2016b, OEH 2016b), recovery 

plans, journal articles, and the field staffs’ knowledge of species habitat requirements. The 

likelihood of occurrence assessment was further refined following field surveys. The likelihood of 

threatened and migratory biota occurring in the study area was assessed based on presence of 

records from the locality since 1995, species distribution and habitat preferences, and the 

suitability of potential habitat present. The results of this assessment are provided in Appendix 

A. Threatened and migratory biota considered likely to occur are discussed further in section 

3.4. Table 2-3 shows the key used to determine the likelihood of occurrence for threatened 

biota. 

Table 2-3 Key to likelihood of occurrence for threatened biota 

Likelihood Definition 

Present Threatened species, population or community was recorded in the study area. 

Likely Species, population or community previously recorded within a 10 km radius of the 
REF study area and suitable habitat occurs within the study area. 

Possible Species, population or community previously recorded within a 10 km radius of the 
study area but only marginal suitable habitat recorded, 

OR 

Species, population or community not previously recorded within a 10 km radius of 
the REF study area, but the study area is within the species known distribution 
and suitable habitat occurs within the study area. 

Unlikely Species, population or community previously recorded within a 10 km radius of the 
study area but no suitable habitat recorded. 

Nil Species, population or community not previously recorded within a 10 km radius of 
the study area, suitable habitat not recorded within the study area, and/or the 
study area is outside species known distribution. 
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2.4 Constraints Assessment 

2.4.1 Approach 

A constraints assessment was conducted in order to stratify the study area into areas that are 

potentially suitable for development and areas that should be conserved to achieve an overall 

balance between development and conservation. The procedure for the constraints assessment 

was as follows: 

 An ecological assessment was conducted through the desktop assessment and field 

surveys described above. 

 Ecological constraints within the assessment area were defined as four classes based on 

conservation significance and sensitivity to impacts arising from development, and taking 

into account legislative constraints of clearing: 

– Low ecological constraint such as highly modified or cleared areas that would be 

suitable for development.  

– Medium ecological constraint such as areas of modified or regrowth native vegetation, 

that have potential to realise environmental gains through active management for 

conservation or that may be suitable for development as part of an overall strategic 

balance between development and conservation within the study area. 

– High ecological constraint such as high quality native vegetation and habitat 

resources, including TECs that should be avoided as far as possible and which could 

contribute to offset or conservation areas as part of the overall balance between 

development and conservation.  

– Very high ecological constraint such as areas of high quality TEC with extensive 

habitat resources that provides a habitat corridor throughout the locality. Development 

should be excluded from the majority of these areas. These areas are unlikely to gain 

approval for substantial clearing and should be conserved as part of an overall 

strategic balance within the study area.  
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3. Existing environment 
3.1 Site context 

3.1.1 Study area 

The study area is located in the suburb of Cobbitty in south-west Sydney. The main Cobbitty 

village is located immediately to the south of the study area. The Nepean River is located to the 

south and west of Cobbitty. Cobbitty Creek, located near the northern border of the study area, 

flows in a north-west direction to its confluence with the Nepean River. 

Historic and current land uses within the study area appear to have included grazing, livestock 

keeping and rural residential. The study area predominantly comprises areas of exotic 

grassland and cleared land, as well as patches of native vegetation. Drainage lines within the 

study area are present, and show signs of extensive modification, including creation of 

permanent dams for livestock. 

Much of the surrounding land is also cleared for agriculture. New residential developments are 

present in the east, near the Northern Road. Some larger patches of native vegetation are also 

present in surrounding areas, particularly south of Cobbitty Road and north of Cobbitty Creek. 

3.1.2 Landscape context 

Mitchell landscape 

The study areas fall within three Mitchell Landscapes (DECC 2008a); 

 Cumberland Plain 

 Hawkesbury-Nepean Channels and Floodplains 

 Hawkesbury-Nepean Terrace Gravels. 

The majority of the study areas are categorised as Cumberland Plain, which is described as 

follows:  

“Low rolling hills and valleys in a rain shadow area between the Blue Mountains and the coast 

on horizontal Triassic shales and lithic sandstones forming a down-warped block on the coastal 

side of the Lapstone monocline. Intruded by a small number of volcanic vents and partly 

covered by Tertiary river gravels and sands (Hawkesbury-Nepean Terrace Gravels landscape). 

Quaternary alluvium along the mains streams. General elevation 30 to 120m, local relief 50m. 

and sometimes affected by salt in tributary valley floors. Pedal uniform red o brown clays on 

volcanic hills. Red and brown texture-contrast soils on crests grading to yellow harsh texture-

contrast soils in valleys. Woodlands and open forest of grey box (Eucalyptus moluccana), forest 

red gum (Eucalyptus tereticornis), narrow-leaved ironbark (Eucalyptus crebra), thin-leaved 

stringybark (Eucalyptus eugenioides), cabbage gum (Eucalyptus amplifolia) and broad-leaved 

apple (Angophora subvelutina) are present. Grassy to shrubby understorey often dominated by 

Australian boxthorn (Bursaria spinosa), poorly drained valley floors, often salt affected with 

swamp oak (Casuarina glauca) and paperbark (Melaleuca sp.)” (DECC 2008b). 
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Soil landscape 

The study areas fall within the Blacktown and Menangle soil landscapes (OEH, 2016f): 

 The Blacktown landscape is described as “Low hills and rises on Wianamatta Group 

Shale (shale, sandstone-lithic and sandstone quartz) in the Cumberland Plain, Hornsby 

Plateau and Picton Hills. Local relief 10-50 m; altitude 10-202 m; slopes 0-9%; rock 

outcrop nil. Extensively cleared woodland. Soils Red Kurosols (Red and Brown Podzolic 

Soils) Red and Yellow Sodosols (Soloths) and Yellow Chromosols (Yellow Podzolic 

Soils). Red Chromosols, Red Dermosols and Red Ferrosols (Krasnozems) on iron-rich 

parent material” (OEH, 2016f). 

 The Menangle landscape is described as “Footslopes and hillslopes on Quaternary 

Alluvium (shale, alluvium, siltstone/mudstone and sandstone-quartz) in the Cumberland 

Plain, Picton Hills, Wanganderry Tablelands and Woronora Plateau. Local relief 10-30 m; 

altitude 49-341 m; slopes 1-5%; rock outcrop nil. Extensively cleared open forest. Soils 

Red/Brown Kurosols (Red/Brown Podzolic Soils) on upper footslopes, Brown and Yellow 

Sodosols (Soloths, Solodic Soils, Yellow Podzolic Soils) on lower footslopes and near 

drainage lines” (OEH, 2016f). 

3.2 Vegetation 

3.2.1 Flora species 

A total of 108 species from 40 families were identified within the study area during the field 

survey, including 38 exotic species and 70 native species. No threatened flora species were 

identified within the study area during the field survey. Species were recorded within the six 

plots completed during the field survey. All flora plots were located within the two accessible 

properties. Additional species may occur within the study areas that were not accessible during 

the field survey. 

A number of noxious weeds as listed in Camden LGA occur within the study areas, including  

 African boxthorn (Lycium ferocissimum) 

 Asparagus fern (Asparagus aethiopicus) 

 Blackberry (Rubus fruticosus species aggregate) 

 Fireweed (Senecio madagascariensis) 

 Lantana (Lantana camara) 

 Moth vine (Araujia sericifera) 

 Mother-of-millions (Bryophyllum species) 

 Prickly pear (Opuntia stricta) 

 Broad-leaf Privet (Ligustrum lucidum) 

 Narrow-leaf Privet (Ligustrum sinense) 

 St. John's Wort (Hypericum perforatum) 

These noxious weeds occur in generally low densities across the study area, and are more 

prevalent in areas exposed to disturbance, grazing or edge effects. The environmental weed 

African Olive (Olea europaea subsp. cuspidata) is present in moderate densities in poor 

condition riparian vegetation, as well as along disturbed roadside edges and in low numbers in 

other patches of native vegetation. 
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3.2.2 Vegetation zones 

Overview 

Vegetation has been mapped and described in the study area in accordance with the BBAM. 

Field surveys confirmed the presence and distribution of two NSW vegetation types within the 

study area. Stands of these vegetation types include near-intact vegetation in ‘moderate/good – 

high’ condition and partially cleared vegetation in ‘moderate/good – poor’ condition. Large 

portions of the study areas have been used for agriculture and are devoid of intact native 

vegetation, and instead comprise improved pasture dominated by exotic species, as well as 

areas that support a combination of native and exotic species that resemble a derived native 

grassland. For the purposes of this assessment, this land has been considered exotic 

grassland, however may have the potential to form a low-condition form of the surrounding 

native vegetation types. Depending on the approval pathway for the project, additional 

assessment would be required in these areas to differentiate between areas of extensively 

modified vegetation in ‘low’ condition and areas of ‘cleared’ land, according to the definitions 

provided in the BBAM (OEH, 2014). 

Roadsides within the study area typically support native vegetation, in poor to high condition 

depending on surrounding land uses and management.  

All of the native vegetation within the study area comprise local occurrences or habitat for 

threatened ecological communities (TECs), including endangered ecological communities 

(EECs) and critically endangered ecological communities (CEECs), listed under the EPBC Act 

and/or TSC Act (see Table 3-1). Areas of improved pasture, exotic grasslands, gardens and 

mown lawns have not been included within the vegetation mapping. 

Vegetation zones are shown on Figure 3 and described below. 

Table 3-1 Vegetation zones within the study areas 

Plant Community 
Type (OEH, 2016b) 

Veg 
Type ID 

Condition Area 
within 
study 
areas (ha) 

Conservation Significance 

Grey Box - Forest 
Red Gum grassy 
woodland on flats 

HN528 Moderate/good - 
high 

30.39  CEEC listed under the 
TSC Act and EPBC Act 
(Cumberland Plain 
Woodland) 

Grey Box - Forest 
Red Gum grassy 
woodland on flats 

HN528 Moderate/good - 
poor 

45.68  CEEC listed under the 
TSC Act (Cumberland 
Plain Woodland) 

Forest Red Gum - 
Rough-barked Apple 
grassy woodland 

HN526 Moderate/good - 
poor 

2.99  EEC listed under the TSC 
Act (River-flat Eucalypt 
Forest) 

The structure, species composition and condition of each of the vegetation zones within the 

study areas are described below in Table 3-2. Species lists are provided in Appendix B. 

Plot/transect data is also provided in Appendix B along with benchmark values for each 

vegetation type. 
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Table 3-2 Vegetation zone descriptions 

Grey Box - Forest Red Gum grassy woodland on shale – Moderate/good – high condition 

PCT (OEH, 
2016c) 

Grey Box - Forest 
Red Gum grassy 
woodland on flats 
of the Cumberland 
Plain, Sydney 
Basin Bioregion 

 

PCT ID 849 

NSW Veg 
Type ID 

HN528 

Equivalent 
Map Units 

Cumberland Shale 
Plains Woodland 
(GW p29) (Tozer et 
al. 2010); Shale 
Plains Woodland 
(NPWS 2002). 

Survey effort Plot/transects 2, 3, 
5 and 6 

Conservation 
significance 

CEEC under the EPBC Act (Cumberland Plain Shale Woodlands and Shale-Gravel 
Transition Forest) 

CEEC under the TSC Act (Cumberland Plain Woodland) 

Condition  Moderate/good – high.  

Remnant native vegetation with near-intact over storey. Species richness, shrub, 
grass and forb cover attributes and woody debris were at or above benchmark 
values for this plant community type in the majority of plot/transects sampled. All 
canopy species were observed regenerating. There were numerous hollow-bearing 
trees in this PCT. There is low exotic plant cover, mainly consisting of herbaceous 
and grass weeds in the groundcover layer. 

This vegetation zone has very high intrinsic value. It supports high species diversity 
and supports a large number of hollow-bearing trees and fallen timber. 
Improvements in biodiversity values could be obtained through continuing 
development of vegetation structure and habitat resources, removal of exotic plants, 
exclusion of grazing and management of pest fauna. 

Evidence 
used to 
define 
vegetation 
unit 

Woodland vegetation structure. Characteristic shale-influenced soil types and 
geomorphology. The dominant plant species described below are consistent with 
the VIS (OEH, 2016c) and the species list in the Scientific Committee determination 
for the associated CEEC (NSWSC, 2011a). There are patches of this vegetation 
unit mapped in similar topographic positions within the study area (NPWS 2002).  

Landscape 
position 

On shale derived soils on flats in gently undulating terrain. 

Structure  Woodland or open forest with a sparse mid storey and a highly diverse understorey 
comprising grass, fern, rush and form species. Some patches have a dense mid 
storey of Native Blackthorn. 

Over storey  Continuous, around 25 metres tall and around 22 per cent cover. Features a mixed 
canopy of Grey Box (Eucalyptus moluccana), Forest Red Gum (Eucalyptus 
tereticornis) and Red Ironbark (Eucalyptus fibrosa). 

Mid storey  Patchy and variable. Generally sparse but with occasional dense patches of Native 
Blackthorn (Bursaria spinosa subsp. spinosa), to five metres tall and up to 4 per 
cent cover. 
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Grey Box - Forest Red Gum grassy woodland on shale – Moderate/good – high condition 

Groundcover Moderately dense, species rich and structurally variable. Groundcover species 
include: moderate cover of grasses such as, Weeping Grass (Microlaena stipoides 
stipoides), Oplisemnus aemulus, Purple Wiregrass (Aristida ramosa), Threeawn 
Speargrass (Aristida vagans), Bordered Panic (Entolasia marginata), Brown's 
Lovegrass (Eragrostis brownii) and Kangaroo Grass (Themeda australis); moderate 
to high cover and species richness of herbs such as Kidney Weed (Dichondra 
repens), Common Woodruff (Asperula conferta), Blue Trumpet (Brunoniella 
australis), Berry Saltbush (Einadia hastata), Cudweeds (Euchiton spp.), Oxalis 
perennans, Plantains (Plantago spp.), Pomax (Pomax umbellata), Whiteroot (Pratia 
purpurascens), Forest Nightshade (Solanum prinophyllum) Solengyne (Solenogyne 
bellioides), Vernonia cinerea, Trailing Speedwell (Veronica plebeia) and Sprawling 
Bluebell (Wahlenbergia gracilis); and moderate cover and species richness of 
scramblers such as Glycine species. There are occasional patches of leaf litter and 
bare earth. 

Exotic 
species 

A variety of exotic plants are present throughout this vegetation zone. Exotic plants 
include occasional small trees and tall shrubs such as African Olive (Olea europaea 
cuspidata) and Lantana (Lantana camara) pasture grasses such as Shivery Grass 
(Briza minor), African Lovegrass (Eragrostis curvula) and Perennial Ryegrass 
(Lolium perenne); widespread wind borne herbs such as Fireweed (Senecio 
madagascariensis); opportunistic herbs of disturbed areas such as Lamb’s Tongues 
(Plantago lanceolata); and climbers such as Moth Vine (Araujia serifera). 

 

 

Grey Box - Forest Red Gum grassy woodland on shale – Moderate/good – poor condition 

PCT (OEH, 
2016c) 

Grey Box - 
Forest Red 
Gum grassy 
woodland on 
flats of the 
Cumberland 
Plain, Sydney 
Basin 
Bioregion 

 

PCT ID 849 

NSW Veg 
Type ID 

HN528 

Equivalent 
Map Units 

Cumberland 
Shale Plains 
Woodland (GW 
p29) (Tozer et 
al. 2010); 
Shale Plains 
Woodland 
(NPWS 2002). 

Survey effort Plot/transect 1 

Conservation 
significance 

CEEC under the EPBC Act (Cumberland Plain Shale Woodlands and Shale-Gravel 
Transition Forest) 

CEEC under the TSC Act (Cumberland Plain Woodland) 
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Grey Box - Forest Red Gum grassy woodland on shale – Moderate/good – poor condition 

Condition  Moderate/good – poor.  

Remnant native vegetation with a generally patchy but intact over storey that was 
below benchmark values. Native mid storey cover was largely absent. Species 
richness, shrub, grass and forb cover attributes and woody debris were below 
benchmark values for this plant community type. Canopy species were observed 
regenerating in areas that were not grazed intensively. There were numerous 
hollow-bearing trees in this PCT, with many of the trees supporting numerous 
hollows of different sizes. There is frequently high exotic plant cover mainly 
consisting of pasture grass species in the understorey. 

This vegetation zone has high intrinsic value and moderate potential for achieving 
gains in biodiversity values through future management. Improvements in 
biodiversity values could be obtained through continuing development of vegetation 
structure and habitat resources, removal of exotic plants, exclusion of grazing, 
cessation of timber collection and management of pest fauna. 

Evidence 
used to 
define 
vegetation 
unit 

Open forest or woodland vegetation structure. Characteristic shale-influenced soil 
types and geomorphology. The dominant plant species described below are 
consistent with the VIS (OEH, 2016c) and the species list in the Scientific 
Committee determination for the associated CEEC (NSWSC, 2011a). There are 
patches of this vegetation unit mapped in similar topographic positions within 
around 500 metres of the study area (NPWS 2002). There are patches of 
comparable high condition vegetation in areas that have not been grazed or that 
have been managed differently within the study areas. 

Landscape 
position 

On shale derived soils on flats in gently undulating terrain. 

Structure  Woodland or open forest that lacks a mid-storey and has an understorey dominated 
by exotic species. 

Over storey  Largely continuous, around 25 metres tall and around 5 per cent cover. Features a 
mixed canopy of Grey Box (Eucalyptus moluccana), Forest Red Gum (Eucalyptus 
tereticornis) and Red Ironbark (Eucalyptus fibrosa). 

Mid storey  Largely absent, with occasional occurrences of Native Blackthorn (Bursaria spinosa 
subsp. spinosa). 

Groundcover Minimal native species occur within this PCT. Those present include Common 
Woodruff (Asperula conferta), Common Centaury (Centaurium erythraea), Slender 
Celery (Cyclospermum leptophyllum), Berry Saltbush (Einadia hastata), Common 
Wheatgrass (Elymus scaber), Star Cudweed (Euchiton sphaericus) and Sprawling 
Bluebell (Wahlenbergia gracilis) There are occasional patches of leaf litter and bare 
earth.  

Exotic 
species 

A variety of exotic plants are present throughout this vegetation zone. Exotic plants 
include occasional small trees and tall shrubs such as African Olive (Olea europa 
cuspidata); pasture grasses such as Prairie Grass (Bromus catharticus), Perennial 
Ryegrass (Lolium perenne), Paspalum (Paspalum dilatatum), Kikuyu Grass 
(Pennisetum clandestinum); widespread wind borne herbs such as Spear Thistle 
Cirsium vulgare), Flaxleaf Fleabane (Conyza bonariensis), Catsear (Hypochaeris 
radicata), Lamb's Tongues (Plantago lanceolata), Fireweed (Senecio 
madagascariensis), Paddy's Lucerne (Sida rhombifolia) and Clover (Trifolium sp.). 
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Forest Red Gum - Rough-barked Apple grassy woodland – Moderate/good – poor condition 

PCT (OEH, 
2016c) 

Forest Red 
Gum - 
Rough-
barked 
Apple 
grassy 
woodland 
on alluvial 
flats of the 
Cumberland 
Plain, 
Sydney 
Basin 
Bioregion 

 

PCT ID 835 

NSW Veg 
Type ID 

HN526 

Equivalent 
Map Units 

Cumberland 
River Flat 
Forest (FoW 
p33) (Tozer 
et al. 2010); 
Alluvial 
Woodland 
(NPWS 
2002). 

Survey effort Plot/transect 
4 

Conservation 
significance 

EEC under the TSC Act (River Flat Eucalypt Forest) 

Condition  Moderate/good – poor. 

Remnant and regrowth native vegetation with a generally intact over storey that was 
below benchmark values. Native mid storey cover was largely absent. Species 
richness, shrub, grass and forb cover attributes and woody debris were below 
benchmark values for this plant community type. Canopy species were observed 
regenerating in areas that were not grazed. There were low numbers of hollow-
bearing trees in this PCT. There is moderate to high exotic plant cover mainly 
consisting of pasture grass species in the understorey. 

This vegetation zone has high intrinsic value and moderate potential for achieving 
gains in biodiversity values through future management. Improvements in biodiversity 
values could be obtained through continuing development of vegetation structure and 
habitat resources, removal of exotic plants, exclusion of grazing, and management of 
pest fauna. 

Evidence 
used to 
define 
vegetation 
unit 

Forest or woodland vegetation structure. Riparian environment. The dominant plant 
species described below are consistent with the VIS (OEH, 2016c) and the species 
list in the Scientific Committee determination for the associated EEC (NSWSC, 
2011a). There are patches of this vegetation unit mapped in similar topographic 
positions within around 500 metres of the study area (NPWS 2002).  

Landscape 
position 

On alluvial soils along creeks and waterways.  

Structure  Woodland or forest with a dense midstorey dominated by exotic species. 

Over storey  Largely continuous, around 15-20 metres tall and around 10 per cent cover. Features 
a mixed canopy of Swamp Oak (Casuarina glauca), Grey Box (Eucalyptus 
moluccana) and Forest Red Gum (Eucalyptus tereticornis). 

Mid storey  Frequent dense patches of Native Blackthorn and African Olive up to five metres tall. 
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Forest Red Gum - Rough-barked Apple grassy woodland – Moderate/good – poor condition 

Groundcover Generally sparse with low species and structural diversity. Groundcover species 
include: grasses such as Bordered Panic (Entolasia marginata), Weeping Grass 
(Microlaena stipoides) and Oplismenus aemulus.  

There is an extensive build-up of leaf litter and occasional patches of bare earth. 

Exotic 
species 

A variety of exotic plants are present throughout this vegetation zone. Exotic plants 
include dense stands of Small-leaved Privet (Ligustrum sinense) and African Olive 
(Olea europaea subsp. africanus); and herbaceous species such as Wandering Jew 
(Tradescantia fluminensis), Paddy's Lucerne (Sida rhombifolia) Madeira Winter 
Cherry (Solanum pseudocapsicum), Narrow-leaved Cotton Bush (Gomphocarpus 
fruticosus), Black-berry Nightshade (Solanum nigrum), Cobbler's Pegs (Bidens 
pilosa), Spear Thistle (Cirsium vulgare) and Flaxleaf Fleabane (Conyza bonariensis); 
and grasses including Prairie Grass (Bromus catharticus) and Panic Veldtgrass 
(Ehrharta erecta); as vine species such as Bridal Creeper (Asparagus asparagoides). 

 

3.3 Fauna and fauna habitats  

3.3.1 Fauna species 

A total of 72 species of fauna were recorded across the study area during the surveys, 

comprising 57 bird species, six mammal species, three reptile species, three frog species, and 

two snail species (see Appendix B). Fauna observed were mostly common and widespread 

species, capable of persisting in highly fragmented, semi-rural habitats such as those within the 

study area. Some small woodland birds that rely on dense vegetation and large patch size were 

also recorded in the better quality patch of woodland in the eastern portion of the study area. 

Introduced fauna recorded included three mammal species, four bird species and one snail 

species. Eight bird species recorded during the survey are regionally significant species for 

western Sydney (NPWS 1997) (see Appendix B). One threatened fauna species, the 

Cumberland Plain Land Snail (Meridolum corneovirens) was recorded and two migratory bird 

species were recorded (see section 3.4 for more detail, and Figure 3 for locations). The study 

area contains potential habitat for a range of other threatened fauna and migratory species 

known to occur or predicted to occur in the locality as discussed below. 

3.3.2 Terrestrial fauna habitats 

Fauna habitat is patchy throughout the study area due to clearing for residential subdivision and 

agriculture. Much of the study area is pasture with scattered woodland patches of varying 

condition as well as isolated paddock trees. Many of these woodland patches have poor quality 

lower strata and limited microhabitat availability. The more intact remnants contain understory 

plants and fallen timber and thus provide better habitat for a variety of fauna. In addition, these 

are of a higher value for fauna where they are connected to other stands. A description of fauna 

habitats in provided in the tables below. 
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Table 3-3 Grasslands 

Fauna habitats: grassland 

Habitat values  The majority of the study area contains exotic grassland (pasture). These 
areas would have historically supported native woodland vegetation but 
have been extensively modified by clearing and agriculture. Exotic 
grassland contains few habitat resources of relevance to most native 
species due to low structural and floristic diversity. Exotic grasses and 
herbs would provide foraging resources for relatively mobile and 
opportunistic native fauna species. 

Occasional paddock trees and shrubs also occur in these areas. 
Regrowth trees and shrubs would provide some foraging resources for 
native woodland birds. Some isolated hollow-bearing paddock trees are 
present which provide nesting opportunities for various bird species. 
These are of less value for less mobile species that need some cover 
and for species that do not nest in isolated trees (such as arboreal 
mammals) 

Typical fauna 
species  

Bird species commonly recorded in this habitat type included the Magpie-
lark (Grallina cyanoleuca), Australian Magpie (Cracticus tibicen), 
Australian Raven (Corvus coronoides), and Red-rumped Parrot 
(Psephotus haematonotus). The Whistling Kite (Haliastur sphenurus) 
was observed flying above the study area.  

The Eastern Grey Kangaroo (Macropus giganteus) would forage in these 
areas. Grassland areas also provide habitat for a range of reptile 
species, including snakes and small lizards, as well as various frogs. 

Threatened or 
migratory biota 

The migratory Cattle Egret (Ardea ibis) was observed with cattle at 
various locations. 

Threatened fauna such as the Eastern Bentwing Bat (Miniopterus 
schreibersii oceanensis) and Little Eagle (Hieraaetus morphnoides) may 
forage in these areas on occasion. 

Photograph 

 Pasture 
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Fauna habitats: modified woodland 

Description  Much of the native woodland present occurs as both small, isolated 
patches of vegetation and as linear strips along roadsides. There is 
limited connectivity, although some small patches connect to larger 
patches outside the study area. There are roads, residences, agriculture 
and industry throughout the study area and associated noise and light 
disturbance and barriers to fauna movement. Grazing and the presence 
of exotic pest fauna would further reduce the value of habitats for native 
fauna. 

Some woodland patches contain large, mature trees and stags with many 
hollows. Common and introduced birds were observed using hollows in 
small woodland patches. Possums are also likely to den in hollows within 
these areas. Other woodland patches contain younger regrowth with few 
hollows present. 

Eucalyptus species provide foraging and shelter resources for a range of 
birds and mammals. Foraging resources include seasonal nectar 
resources, seeds and insects. Winter-flowering acacias and Native 
Blackthorn would help provide year-round foraging resources for a range 
of native birds, bats and mammals. 

Much of the shrub and ground layer vegetation and habitat features of 
the woodland and forest in the study area have been removed and 
‘cleaned up’ for grazing. Woodland at the study area generally contains 
low quantities of woody debris and leaf litter, although some patches 
have higher quantities of these resources. Fallen timber and leaf litter 
provides shelter habitat for small lizards, snakes, small mammals and 
snails. 

Typical fauna 
species  

Aggressive honeyeater species, including the Noisy Miner (Manorina 
melanocephala) and Bell Miner (Manorina melanophrys) were recorded 
foraging in woodland areas. The Laughing Kookaburra (Dacelo 
novaeguineae) and Black-faced Cuckoo-shrike (Coracina 
novaehollandiae) were regularly observed in the canopy, while the White-
winged Chough (Corcorax melanoramphos) were observed foraging on 
the ground. Few small birds were observed, likely partially due to the 
limited shrub cover to provide refuge. White-throated Gerygones 
(Gerygone olivacea) were heard calling in the canopy. 

Hollow trees would provide nesting habitat for a range of bird and 
microbat species. The Rainbow Lorikeet (Trichoglossus haemotodus) 
and Little Corella (Cacatua sanguinea) were observed regularly, including 
at hollows. The introduced Common Starling (Sturnus vulgaris) was also 
observed using hollows. Hollow-bearing trees would also provide denning 
habitat for the Common Brush-tailed Possum (Trichosurus vulpecula).   

Sunskinks (Lampropholis spp.) were observed in the leaf litter. Large 
claw marks, likely from the Lace Monitor (Varanus varius), were observed 
on large trees. 

Threatened or 
migratory biota 

The Cumberland Plain Land Snail (Meridolum corneovirens) was 
recorded in narrow linear patches of Cumberland Plain Woodland along 
Chittick Lane. This species may also occur in better quality patches in 
agricultural lots with a good cover of leaf litter, although none were 
recorded during searches. 

A range of threatened bats and woodland birds may also occur on 
occasion (refer to section 3.4.3). 

The migratory Cattle Egret was observed with cattle at various locations 
and would forage in modified patches on woodland on occasion. 
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Fauna habitats: modified woodland 

Photograph 

 Small patch of Cumberland Plain Woodland with Bursaria understory 

 

 Linear strip of woodland along Chittick Lane, containing known 
Cumberland Plain Land Snail habitat  

 

 

Fauna habitats: Intact woodland  

Description  A large patch of woodland is present in the eastern portion of the study 
area. Large hollow-bearing trees (dbh often greater than 100cm) are 
scattered throughout this area. A dense understory is present along the 
banks of Cobbitty Creek in the north, and along the drainage line that 
runs through the centre of the area. 

The woodland and forest patch provides connectivity with vegetation to 
the north and south of the study area.  

Eucalyptus species provide foraging and shelter resources for a range 
of birds and mammals. Foraging resources include seasonal nectar 
resources, seeds and insects. Native Blackthorn and African Olive 
would help provide year-round foraging resources for a range of native 
birds, bats and mammals. 

Fallen timber is scattered throughout the area and leaf litter is also 
present These would provide shelter habitat for small lizards, snakes, 
small mammals and snails. 
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Fauna habitats: Intact woodland  

Typical fauna 
species  

A higher diversity of birds was recorded in the large woodland patch 
than in smaller patches of woodland in predominantly cleared 
agricultural land. Additional species recorded included larger birds such 
as the Satin Bowerbird (Ptilonorhynchus violaceus) and Australian King-
parrot (Alisterus scapularis), small insectivorous birds such as the Jacky 
Winter (Microeca fascinans), Restless Flycatcher (Myiagra inquieta) and 
Striated Thornbill (Acanthiza lineata), and small honeyeaters, including 
the Fuscous Honeyeater (Lichenostomus fuscous) and White-plumed 
Honeyeater (Lichenostomus penicillatus). A Peregrine Falcon (Falco 
peregrinus) was observed chasing a flock of small birds. 

Hollow trees would provide nesting habitat for a range of bird and 
microbat species. A pair of Sacred Kingfishers (Todiramphus sanctus) 
were also observed using hollows, and the Rainbow Lorikeet and Little 
Corella were also observed at hollow-bearing trees. Scratches likely 
from the Common Brush-tailed Possum were also present.  

A small mob of Eastern Grey Kangaroos (Macropus giganteus) were 
observed resting and foraging in the woodland patch, and would forage 
in these and adjoining cleared areas. 

Sunskinks were observed in the leaf litter and the Cream-sided Shining-
skink (Cryptoblepharus virgatus) was observed on fallen timber. 

Threatened or 
migratory biota 

The Cumberland Plain Land Snail was recorded in vegetation with a 
dense shrub layer and deep leaf litter in the centre of the woodland 
patch. Limited leaf litter was present throughout the remainder of this 
woodland patch and no snails were recorded (likely due to grazing).  

A range of threatened microbats could roost and forage in this woodland 
patch. Threatened and migratory woodland birds and the Grey-headed 
Flying-fox may also occur on occasion. 

Photograph 

 Large Cumberland Plain Woodland patch with native groundcover and 
large hollow-bearing trees 
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Fauna habitats: riparian forest 

Description  A narrow band of riparian forest is present along Cobbitty Creek. This 
has a dense understory of African Olive and Privet. The groundcover is 
dominated by weeds. No hollow-bearing trees were observed in the 
area that falls within the study area as the eucalypts were all young, 
however hollow-bearing trees may be present elsewhere along the 
corridor. 

This riparian corridor provides connectivity in an east west direction, 
eventually linking up with the Nepean River. 

Typical fauna 
species  

A number of small bird species were recorded in this forested area. 
These included the Grey Fantail (Rhipidura rufifrons), Rufous Whistler 
(Pachycephala rufiventris) and Brown Gerygone (Gerygone mouki).  
Common Wombat (Vombatus ursinus) burrows were observed in the 
creek banks. The Common Eastern Froglet (Crinia signifera) was heard 
calling at the creek. 

The dense cover would provide shelter habitat for fauna such as the 
Common Ringtail Possum (Pseudochierus peregrinus). 

Threatened or 
migratory biota 

Microbats such as the Large-footed Myotis (Myotis macropus) would 
forage along the creek on occasion. Threatened and migratory 
woodland birds and the Grey-headed Flying-fox may also occur on 
occasion. 

No suitable habitat for creek dependent threatened frogs is present, as 
these are generally associated with clear, rocky streams located on 
sandstone substrates higher in the catchment. 

Photograph 

 Riparian forest along Cobbitty Creek 
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3.3.3 Aquatic habitats  

Small drainage lines are present and provide habitat for birds, microbats and amphibians. A 

number of farm dams are also present, providing habitat for waterbirds and frogs. They also 

provide a source of water for macropods birds and the Grey-headed Flying-fox. Aquatic habitats 

are described in the tables below. 

Table 3-4 Aquatic habitats 

Aquatic habitats: Cobbitty Creek 

Description  Cobbitty Creek is located at the northern end of the study area. The 
creek is about two metres wide and about 20 – 50 cm deep. In the study 
area the banks were up to 2 m high. Creek substrate is silt and sand. 
Water was flowing at the time of survey. Some oil sheen was observed, 
and the creek had high turbidity. Some woody debris was present. 
Some emergent aquatic vegetation was present in the section observed. 
Riparian vegetation is dense and shades the creek.  

Cobbitty Creek is mapped as Key Fish Habitat (DPI 2007) and is 
considered to be Type 2 (moderately sensitive) key fish habitat as it 
supports aquatic vegetation and is likely to support native fish species. 

Typical fauna 
species  

No fish species were observed. Native fish species tolerant of 
disturbance such as the Firetail Gudgeon (Hypseleotris galii) are likely 
to occur. The noxious fish species, Eastern Gambusia (Gambusia 
holbrooki) and Common Carp (Cyprinus carpio), are also likely to occur 
in this waterway.  

Threatened biota No habitat for threatened fish is present as the creek. Threatened fish in 
the catchment area either occur in estuarine conditions or at over 200 m 
above sea level.. 

Photograph 

 

 Cobbitty Creek 

 

 

Aquatic habitats: drainage lines 

Description  A number of ephemeral drainage lines cross the study area. These are 
generally first or second order streams and are highly modified. Some 
sections have obvious creek banks, while others are depressions in 
grassland. Little water was observed in these drainage lines during 
surveys. No emergent aquatic vegetation was observed.  

These drainage lines are not key fish habitat. 

Typical fauna 
species  

No fish are likely to occur. Frogs such as the Common Eastern Froglet 
are likely to use these depressions for breeding when there is water 
present. 
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Aquatic habitats: drainage lines 

Threatened biota No potential habitat for threatened species is present given the lack of 
permanent water and position in the landscape.  

Photograph 

 

 Ephemeral drainage line through woodland patch 

 

 

Aquatic habitats: farm dams  

Description  There are a number of farm dams in the study area. Some dams 
contain emergent and aquatic vegetation, providing habitat for a range 
of fauna species, including frogs and water birds. Some dams are used 
by cattle and have minimal fringing vegetation, limiting their value for 
native fauna.  

No important breeding habitat for wetland birds is present, due to the 
small size of the dams present and the limited aquatic vegetation 
present. 

Typical fauna 
species  

Common waterfowl recorded at the dams included the Black Swan 
(Cygnus atratus), Grey Teal (Anas gracilis), Pacific Black Duck (Anas 
suerciliosa), Royal Spoonbill (Platalia regia), Purple Swamphen 
(Porphyrio porphyrio) and Australasian Grebe (Tachybatus 
novaehollandiae). The White-faced Heron (Egretta novaehollandiae) 
was also observed flying overhead and would forage at these dams as 
well.  

The Australian Reed-warbler (Acrocephalus australis) was heard calling 
from dense stands of Typha.  

The Brown-striped Frog (Limnodynastes peronii) and Eastern Dwarf 
Tree Frog (Litoria fallax) were heard calling from dams with emergent 
vegetation. Turtles and eels are also likely to occur. 

The noxious fish species, Eastern Gambusia (Gambusia holbrooki) and 
Common Carp (Cyprinus carpio), are likely to be present at some dams.

Threatened or 
migratory biota 

The migratory Latham’s Snipe (Gallinago hardwickii) was observed in 
sedges at the large dam at Cobbitty Reserve outside of the study area 
and is also likely to occur at the adjacent dam in the study area.  

Microbats such as the Large-footed Myotis (Myotis macropus) and 
Eastern Bentwing Bat (Miniopterus schreibersii oceanensis) may forage 
above the dams. The dams would also provide an open drinking water 
source for the Grey-headed Flying-fox. 
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Aquatic habitats: farm dams  

Photograph 

 Farm dam adjacent to where Latham’s Snipe was observed 

3.4 Conservation significance 

3.4.1 Threatened ecological communities 

All of the native vegetation present is commensurate with threatened ecological communities 

(TECs) as listed under the TSC and/or EPBC Acts: 

 All patches of Grey Box - Forest Red Gum grassy woodland on flats (HN528) 

Moderate/good – high condition comprise local occurrences of the critically endangered 

ecological community (CEEC) Cumberland Plain Woodland in the Sydney Basin Bioregion 

as listed under the TSC Act and the CEEC Cumberland Plain Shale Woodlands and Shale-

Gravel Transition Forest as listed under the EPBC Act (Cumberland Plain Woodland). 

 All patches of Grey Box - Forest Red Gum grassy woodland on flats (HN528) 

Moderate/good – poor condition comprise local occurrences of the critically endangered 

ecological community (CEEC) Cumberland Plain Woodland in the Sydney Basin Bioregion 

as listed under the TSC Act.  

 Forest Red Gum - Rough-barked Apple grassy woodland (HN526) Moderate/good – poor 

condition is a local occurrence of the endangered ecological community (EEC) River-Flat 

Eucalypt Forest on Coastal Floodplains of the New South Wales North Coast, Sydney 

Basin and South East Corner Bioregions listed under the TSC Act (River-flat Eucalypt 

Forest). 

3.4.2 Threatened flora species and endangered populations 

No threatened flora species were identified during the field survey. There are records of 17 

threatened flora species and endangered populations listed under the TSC Act and/or EPBC 

Act within the locality of the study areas. Given access was restricted during the field surveys, 

and surveys were not undertaken at the ideal or correct survey time for all species, it is not 

possible to exclude the majority of these species from occurring within the study areas. Based 

on the results of the field survey, 12 species and one population have a ‘possible’ or ‘likely’ 

likelihood of occurrence based on previous records and the presence of suitable habitat: 

 Marsdenia viridiflora R. Br. subsp. viridiflora population in the Bankstown, Blacktown, 

Camden, Campbelltown, Fairfield, Holroyd, Liverpool and Penrith local government areas  

 Bynoe's Wattle (Acacia bynoeana) 

 Leafless Tongue Orchid (Cryptostylis hunteriana) 
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 White-flowered Wax Plant (Cynanchum elegans) 

 Camden White Gum (Eucalyptus benthamii) 

 Small-flower Grevillea (Grevillea parviflora subsp. parviflora) 

 Wingless Raspwort (Haloragis exalata subsp. exalata) 

 Omeo’s Storkbill (Pelargonium sp. striatellum) 

 Spiked Rice-flower (Pimelea spicata) 

 Brown Pomaderris (Pomaderris brunnea) 

 Sydney Plains Greenhood (Pterostylis saxicola) 

 Matted Bush-pea (Pultenaea pedunculata) 

 Austral Toadflax (Thesium australe) 

3.4.3 Threatened fauna species and populations 

One threatened fauna species was recorded during the surveys. The Cumberland Plain Land 

Snail, listed as an endangered species under the TSC Act, was recorded in the large woodland 

patch and along Chittick Lane (see Figure 3).  

The likelihood of occurrence of other threatened fauna species has been assessed in Appendix 

A based on habitat requirements, suitability of habitat in the study area, and existing records in 

the locality. Based on this assessment, the following other threatened fauna species listed 

under the TSC Act and/or EPBC Act likely to occur within the study area include: 

 Small woodland birds 

– Diamond Firetail (Staggonopluera guttata) 

– Scarlet Robin (Petroica phoenecia) 

– Varied Sittella (Daphoenositta chrysoptera) 

 Large birds 

– Little Eagle (Hieraaetus morphnoides) 

 Hollow-roosting microbats: 

– Eastern Freetail Bat (Mormopterus norfolkensis)  

– Greater Broad-nosed Bat (Scoteanax rueppellii) 

– Yellow-bellied Sheathtail Bat (Saccolaimus flaviventris) 

 Grey-headed Flying-fox (Pteropus poliocephalus) 

 Cave-breeding microbats: 

– Eastern Bent-wing Bat (Miniopterus schreibersii oceanensis) 

– Large-footed Myotis (Myotis macropus). 

A range of other threatened fauna species may possibly occur also (see Appendix A). 

No threatened terrestrial or arboreal mammals are likely to occur given the patchy nature of the 

vegetation and lack of suitable good quality habitat. No habitat for threatened frogs, reptiles or 

fish is present. 
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3.4.4 Migratory species 

Two migratory wetland birds were recorded: the Cattle Egret and Latham’s Snipe. Migratory 

woodland species such as the Rufous Fantail (Rhipidura rufifrons) may also occur on occasion 

in the study area during their winter migration (Appendix A).  

Important habitat for these and other migratory birds is defined in the significance criteria for 

listed migratory species (DotE 2013) as follows: 

 Habitat utilised by a migratory species occasionally or periodically within the region that 

supports an ecologically significant proportion of the population of the species 

 Habitat that is of critical importance to the species at particular life-cycle stages 

 Habitat utilised by a migratory species which is at the limit of the species range 

 Habitat within an area where the species is declining. 

The study area is not considered important habitat for any of the species known to occur or that 

may occur on occasion, according to the significant impact criteria for migratory species (DotE 

2013). This is due to the fact that the habitat in the study area would not support an ecologically 

significant proportion of the population of these species, is not of critical importance to these 

species at particular life-cycle stages, is not at the limit of these species ranges, and is not 

within an area where these species are declining. 
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4. Ecological constraints  
4.1.1 Constraint classes 

Ecological constraints within the study area were classified into four classes based on 

conservation significance and sensitivity to impacts arising from development. Table 4-1 

outlines the ecological features that have been used to define these classes and recommended 

land use and management. The location of identified constraints is shown on Figure 4. The total 

area of each constraint class is shown in Table 4-2. 

Table 4-1 Ecological constraint classes 

Ecological 
constraints class 

Description and Recommended Management 

Low Development activities should be concentrated in these areas as far as 
possible. 

Generally low biodiversity values, comprising highly modified or cleared 
areas, dominated by exotic pasture grasses or environmental weeds. 
There are some planted exotic trees or remnant native trees that have 
some albeit limited habitat values.  

Under current management regimes, these areas have little potential to 
develop into areas of higher conservation significance without assisted 
natural regeneration.  

These areas may be constrained by flooding, riparian corridors or 
bushfire hazard. 

These areas may have conservation value as rehabilitation areas to 
increase the extent of native vegetation and restore habitat linkages. 
Cessation of grazing and revegetation activities may result in positive 
gains in biodiversity value. 

Development potential: 

Highest development capability. Development in these areas would not 
result in a significant impact on threatened biota and would not be 
expected to require provision of a biodiversity offset. 

Moderate Development activities may occur in these areas subject to appropriate 
environmental impact assessment under relevant approval processes 
and provision of biodiversity offset. 

Moderate biodiversity values, comprising: 

 Native vegetation in poor condition that is an endangered 
ecological community listed under the TSC Act.  

 Suitable habitat for native flora and fauna, including threatened 
species and have the potential to develop into areas of high 
conservation significance with assisted natural regeneration.  

 Patches of native vegetation that form habitat stepping stones 
and corridor linkages throughout the local area and wider 
locality. 

These areas may be further constrained by threatened fauna and their 
habitats, flooding, riparian corridors or bushfire hazard.  

Targeted flora and fauna surveys would be required during later phases 
of the assessment and approval process to verify biodiversity values and 
the constraint level reviewed accordingly. If threatened flora, fauna or 
their habitats are identified in these areas then these areas would 
become a ‘high’ constraint. 
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Ecological 
constraints class 

Description and Recommended Management 

Development potential: 

These areas also have the potential to support development though 
would require relevant approvals to be completed at development 
application stage. Some portion may have the potential to realise 
environmental gains through active management for conservation. 
Consideration could be given to conserving some of these areas, where 
possible, as part of the offset required to achieve an overall balance 
between development and conservation within the study area. 

High Development activities should avoid these areas as far as possible. 

High biodiversity values, comprising: 

 Moderate/good (high) condition vegetation that is an 
endangered ecological community or critically endangered 
ecological community listed under the TSC Act and EPBC ACt.  

 Some of the patches of native vegetation provide habitat for the 
threatened Cumberland Plain Land Snail as well suitable 
potential habitat for a range of threatened flora and fauna 
species known from the locality. 

 Patches of vegetation containing mature trees with numerous 
hollows that provide potential habitat for a range of native fauna 
species. 

 Patches of native vegetation that form habitat stepping stones 
and corridor linkages throughout the local area and wider 
locality. 

These areas may also be further constrained by riparian corridors or 
bushfire hazard. 

Development potential: 

Limited development potential. Development in these areas may result 
in a significant impact on threatened biota and would comprise an 
impact on a red flag area as defined by the BBAM (DECC, 2014). 
Approvals associated with development applications that impact on 
these areas would likely require preparation and approval of a 
BioBanking Statement or Species Impact Statement (SIS). 

These areas have potential to realise environmental gains through active 
management for conservation.  

Conservation of these areas would contribute to the suite of offset 
required to achieve an overall balance between development and 
conservation within the study area. 

Very high Development activities should be excluded from these areas where at all 
possible. 

Areas with very high biodiversity values, comprising: 

 Intact and contiguous vegetation that forms a likely important 
local habitat corridor, linking habitats to the north and south of 
the study area. 

 A combination of moderate/good poor and high condition 
vegetation that are either s a CEEC or an EEC listed under the 
TSC Act. Some areas are also a CEEC under the EPBC Act. 

 Areas of habitat for a population of the threatened Cumberland 
Plain Land Snail and suitable potential habitat for a range of 
other threatened fauna and flora species known from the 
locality,  

 Native vegetation with old growth habitat features, including 
mature, hollow-bearing trees. 
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Ecological 
constraints class 

Description and Recommended Management 

Development potential: 

Development potential very low. Development in these areas would 
likely result in a significant impact on threatened biota listed under the 
TSC and EPBC Acts (depending on the size of the development) and 
would likely comprise an impact on a red flag area as defined by the 
BBAM (OEH, 2014). Approvals associated with development 
applications that impact on these areas would likely require preparation 
and approval of a BioBanking Statement or Species Impact Statement 
(SIS). 

These areas may also be further constrained by riparian corridors or 
bushfire hazard. 

These areas have potential to realise environmental gains through active 
management for conservation. 

Conservation of these areas would form an integral part of the suite of 
offsets that are likely to be required to achieve an overall balance 
between development and conservation within the study area. 

 

 

Table 4-2 Areas of ecological constraint classes on the study area 

Constraint class Area (hectare) 

Low 242.05

Moderate 39.55

High 21.90

Very High 18.99

TOTAL 322.48
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5. Planning proposal and potential 
impacts of development 
5.1 Planning proposal 

A Planning Proposal will be completed for the study area, including a Development/ 

Conservation Footprint taking into consideration the results of the ecological constraints 

assessment and other specialist studies. The Planning Proposal would include: 

 Potential development areas that could be assessed for development under relevant 

environmental legislation and approval pathways. It is recommended that development be 

concentrated in areas of low constraint. Development could also occur in areas of 

moderate ecological constraint, however these would require approval under relevant 

approval processes and impacts may need to be offset. 

 Proposed conservation areas that would be set aside and managed to improve or 

maintain biodiversity values, potentially including as offsets for development areas. Areas 

of high and very high biodiversity constraint are recommended as proposed conservation 

areas where possible as part of this report. These include areas of medium and high 

condition vegetation, as well as vegetation that is likely to act as a wildlife corridor and 

contains high numbers of large old hollow-bearing trees. 

A planning proposal of this nature should achieve an appropriate balance between development 

and conservation across the study area. This involves adopting the principles of the avoid, 

mitigate and offset approach. In summary, this entails avoiding development in areas of highest 

biodiversity value and retaining these for conservation, focussing development in areas of lower 

biodiversity values and offsetting any residual impacts in accordance with relevant legislation. 

5.1.1 Potential development areas 

The study area contains areas of lower ecological constraint that would be suitable as 

development areas. Some portions of the study area mapped as moderate, high or very high 

ecological constraint could also be included in a development proposal as part of an overall 

balance between development and conservation in the study area and with consideration of 

contribution of the conservation areas as biodiversity offsets for development. Subject to the 

wishes of the landowners these areas could be proposed for development as part of: 

 A rezoning application and development application under Part 4 of the EP&A Act 

 An application for a biobanking statement. 

Environmental assessments would be required as part of the approval process for development 

in these areas. The approval authorities and assessment requirements would vary depending 

on the scale and nature of development and type of approval that is sought.  

The study area contains cleared land and exotic vegetation with little ecological value that would 

be suitable for development (mapped as low constraint). Some additional areas of moderate 

condition native vegetation and habitats may be included in development areas in order to yield 

a viable development footprint for the study area. Removal of this vegetation would also serve 

to reduce bushfire hazard that would otherwise constrain adjoining areas with little ecological 

value. Removal of native vegetation and habitat within any future development footprint would 

require ecological impact assessment and biodiversity offsets. 

Future development approvals would also need to consider a range of other environmental 

factors such as riparian corridors, flooding, traffic, cultural heritage, visual amenity, noise and 
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community concerns. There are likely to be areas of low ecological constraint within the study 

area that are constrained by other factors such as flooding or bushfire hazard. These areas 

would need to be treated as ‘managed open space’ and could accommodate existing dwellings, 

roads, utilities, sheds and garages, parks, agricultural land or drainage works. These areas 

could also function as asset protection zones surrounding a residential development and could 

contain some trees and associated habitat value but would need to be purposefully managed to 

reduce fuel loads through measures such as mowing and maintenance of a discontinuous 

canopy. Asset protection zones (APZs) would need to be accommodated within the proposed 

development areas, rather than in adjoining conservation areas. The future development of the 

study area should be ecologically sensitive, with retention of large, old hollow-bearing trees 

encouraged.  

Areas of managed open space would need to be considered in the environmental assessments 

that would be required as part of the approval processes for proposed development areas. 

5.1.2 Proposed conservation areas 

The draft structure plan layout contains patches of intact native vegetation that contain very high 

biodiversity values and are therefore unsuitable for development. Subject to the wishes of the 

landowner these areas could be set aside for conservation through: 

 ‘Passive’ conservation under existing land use zonings and activities 

 An application for a voluntary conservation agreement or other similar restriction on Title, 

that may be linked to a development as a biodiversity offset 

 An application for a biobanking agreement 

 Public dedication for biodiversity conservation 

The majority of the areas of very constraint contain intact native vegetation in good condition, 

including TECs, with landscape connectivity, including high and very high ecological constraint 

areas.  

The proposed conservation areas may be set aside as biodiversity offsets for development of 

portions of the study area. Biodiversity offsetting is a tool for decision makers who have to 

balance the relative environmental, social and economic merits of development proposals under 

the EP&A Act. The requirement for biodiversity offsets is stated in the conditions of consent for 

a project and usually comprises the requirement that the project will ‘improve or maintain’ 

biodiversity values. High constraint areas on the study area contain matching ‘like for like’ areas 

of all vegetation types and TECs that would be affected within potential development areas. 

Conserving the area of very high constraint would protect a broad vegetated corridor linking 

extensive areas of native vegetation to the north and south of the study area and providing 

connectivity between floodplain, riparian and terrestrial environments. There is scope within the 

study area to provide an appropriate balance between development and conservation lands and 

to deliver a biodiversity offset that would ‘improve or maintain’ biodiversity values. 

The Commonwealth DoEE may also require biodiversity offsets for Matters of National 

Environmental Significance, determined with reference to the Environment Protection and 

Biodiversity Conservation Act 1999 Environmental Offsets Policy (DSWEPC, 2012). Additional 

consultation with DoEE and/or assessment may be required to demonstrate that any proposed 

biodiversity offset would adequately offset impacts on MNES in the study area, including 

Cumberland Plain Woodland CEEC.  
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Further assessment and preparation of management plans would be required as part of any 

formal application for conservation of portions of the study area, particularly if they are to be 

used as biodiversity offsets. The approval authorities and assessment requirements would vary 

depending on the type of Titling for conservation that is sought. 

5.1.3 Managed open space 

Some areas of native vegetation may be managed as open space or ‘pocket parks’. These may 

include some riparian areas and smaller patches of moderate or high condition native 

vegetation. These areas have not been proposed as conservation areas in the draft ecological 

assessment area layout to provide greater flexibility in future concept designs for the study area. 

These areas would enable protection of biodiversity values, including hollow-bearing trees and 

riparian areas, and would likely include rehabilitation and management works to enhance these 

areas. This approach would reduce impacts on native biota at a broader scale, providing 

additional areas of biodiversity protection and assist in balancing development and conservation 

in the study area.  

Areas of managed open space would need to be considered in the environmental assessments 

that would be required as part of the approval processes for potential development areas. The 

type of assessment required would depend on the relevant approvals pathway and the scale 

and type of biodiversity impacts associated with the development. These areas could be set 

aside for conservation through a variety of methods as discussed in section 5.1.2 above. 

5.1.4 Assessment approaches 

The majority of the areas proposed for development are of low or moderate ecological 

constraint. Future development at the study area is, however, likely to include impacts on some 

areas of moderate and high ecological constraint in order to obtain a viable development 

footprint. As part of putting forward a structure plan for the entire area and achieving a suitable 

balance between development yield and biodiversity conservation, some areas of higher 

biodiversity values need to be conserved onsite and be included in the suite of offsets required 

to enable clearing of native vegetation elsewhere. Areas of high constraint include Cumberland 

Plain Woodland TEC in good condition as well as mature hollow-bearing trees and threatened 

species habitat. Areas of very high constraint also include areas that act as wildlife corridors, 

assisting movement of fauna through the locality. This Planning Proposal aims to retain the 

areas of highest biodiversity value, focus development in areas of lower biodiversity value, and 

offset the residual impacts. 

Future development in the study area would require a biodiversity impact assessment. The type 

of assessment required would depend on the relevant approval pathway and the scale and type 

of development. Assessment pathways may include the following two options: 

 Traditional assessment approach – This involves the assessment of impacts of 

vegetation removal and ongoing management of APZs as part of a rezoning application 

and development application under Part 4 of the EP&A Act. This would include 

preparation of a biodiversity impact assessment report including an assessment of the 

likely significance of impacts on threatened biota listed under the TSC Act (seven-part 

tests) and threatened biota and migratory species listed under the EPBC Act 

(assessments of significance) to determine the requirement or otherwise for a Species 

Impact Statement (SIS) or an EPBC Act Referral respectively. Further assessment and 

approvals under the respective Acts may be required depending on the amount and 

condition of native vegetation and threatened species habitat that would be removed. 

Offsets may also be required under both Acts.  
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 BioBanking Scheme – This involves the assessment of impacts of vegetation removal 

and ongoing management of APZs according to the BioBanking Assessment 

Methodology (BBAM) as part of an application for a biobanking statement. This approach 

includes the preparation of a BioBanking Assessment report to support a BioBanking 

Statement application in accordance with the BBAM (OEH 2014) and submission to OEH 

for approval. This option would require a ‘red flag variation’ assessment for clearing of 

threatened ecological communities and certain threatened species. Gaining approval for 

a red flag variation would depend on the area, type and condition of vegetation being 

cleared, and requires approval from the Chief Executive of OEH. A biobank site would 

need to be established or credits purchased and retired to offset impacts on native 

vegetation and threatened species habitat. It may also be possible to work with council at 

the rezoning stage to use the BBAM in an informal manner to quantify the projects 

impacts and required offsets.  

Given the likely requirement for offsets if native vegetation is cleared, areas of very high 

ecological constraint have limited development potential and should therefore be excluded from 

development altogether and considered as part of the suite of biodiversity offsets for the project. 

The most appropriate approach for landowners of these areas is for their landholding to be 

included in  the overall development as onsite retention/biodiversity offsets areas and for them 

to be financially compensated from the overall development. Planning Proposals need to 

provide a balance between development and conservation, and retention of the highest 

ecological constraints allows for additional development to be achieved elsewhere. As noted 

earlier, conservation areas could be set aside through: 

 ‘Passive’ conservation under existing land use zonings and activities 

 An application for a voluntary conservation agreement or other restriction on Title, that 

may be linked to a development as a biodiversity offset 

 An application for a biobanking agreement 

 Public dedication for biodiversity conservation. 

Formal protection of very high constraint areas would form a key component of offset for future 

development, and would aim to ensure the planning proposal improves or maintains biodiversity 

values in the study area (see section 6.4). 

5.2 Preliminary impact assessment 

5.2.1 Overview 

A preliminary assessment of potential impacts resulting from development within the study area 

is included below. This assessment is based on the assumption that only low and moderate 

ecological constraint areas would be impacted, and is intended to provide an initial overview of 

the potential impacts associated with the proposal only. It should be noted, however, that a 

more comprehensive impact assessment, based on the final development footprint and 

informed by more extensive survey effort and assessment, would be undertaken at the 

Development Application stage should this Planning Proposal be successful. 

5.2.2 Direct impacts 

Future development of the study area would result in the removal of large areas of grassland 

and pasture (low constraint areas). These areas contain little native vegetation cover and have 

limited habitat value for native plants. Any vegetation clearing required in these areas would 

remove a small number of individuals of non-threatened native plants and noxious and 

environmental weeds. 
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Despite the modified nature of much of the study areas, development of the study area would 

impact on some native biodiversity with high conservation value, including clearing of areas of 

Cumberland Plain Woodland CEEC in varying condition. The clearing of native vegetation would 

involve the removal of a low diversity of non-threatened native plants, including an overstorey of 

mature trees. Mature trees have particular value within plant populations because they take 

longer to replace and are sources of pollen and seed. This reduction in the extent of native 

vegetation is unlikely to threaten the persistence of any populations of native plants. 

Clearing of native vegetation would permanently remove foraging and breeding resources for 

native fauna, particularly in woodland habitats, which comprise a canopy of eucalypt trees of 

varying age classes. Eucalyptus and other native canopy species provide nectar resources as 

well as foraging substrate for a diverse range of arboreal species, such as birds and arboreal 

mammals, as well as bats. 

Hollow-bearing trees occur in varying densities in the study area due to the previous clearing of 

vegetation. Many woodland patches are young regrowth, and often no hollow-bearing trees are 

present in woodland patches. Other patches of woodland contain many large old hollow-bearing 

trees. Hollow-bearing trees are critical habitat components for many tree-dwelling fauna 

species, including arboreal mammals, microchiropteran bats and woodland birds that rely on 

hollows for shelter and breeding habitat. Due to the long timeframe it takes for hollows to form in 

eucalypts (usually greater than 150 years), the loss of these hollows represents a long-term 

reduction in habitat resources for fauna. 

Much of the future development of the study area would result in the disturbance of exotic 

grassland and derived native grassland which provides only limited habitat values for fauna in 

isolation, but is valuable as it is part of the mosaic of habitat over a large area. The loss of these 

areas would remove foraging, breeding and shelter habitat for small grassland animals such as 

skinks and would remove foraging habitat for ground-foraging bird species, macropods and 

open-country microchiropteran bats.  

A large number of artificial wetlands (farm dams), minor drainage lines and associated damp 

soaks would be removed. This would result in the loss of local populations of frog species. 

Areas of habitat for waterbirds, including migratory species, would also be removed. Foraging 

habitat for a range of microchiropteran bat species, including in particular the Large-footed 

Myotis, would be removed through the loss of these dams.  

Impacts on threatened and migratory biota are discussed further in section 5.2.5. 

5.2.3 Indirect impacts 

Indirect impacts associated with future development on the study area may include the 

following: 

 Sedimentation and erosion: development within the study area has the potential to result 

in sedimentation and erosion within the study area and adjoining areas through soil 

disturbance and construction activities. Sediment laden runoff to waterways can alter 

water quality and adversely affect aquatic life. Erosion may also impact native vegetation.  

 Pollution: future development has the potential to result in pollution and contaminated 

runoff, in particular as a result of hydrocarbon leaks or spills from vehicles or equipment 

used in construction. This can reduce habitat condition and quality in adjacent vegetation 

or waterways. 
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 Introduction or spread of weeds: Exotic flora species, including a number of noxious 

weeds, are already present on the study area. The proposal has the potential to increase 

the introduction and spread of exotic plants through increased visitation, fragmentation of 

vegetation and disturbance of soil. Increased weed invasion can lead to decreased 

diversity of native flora, compromised structural integrity of native vegetation communities 

and a decrease in habitat quality for native fauna. 

 Edge effects: Removal of vegetation causes a number of new environmental conditions to 

develop along the edges of the cleared environments, in particular in environments that 

originally contain the upper strata levels (canopy and/ or shrub layer) of vegetation. The 

removal of vegetation generally promotes the invasion of exotic species and/or 

disturbance tolerant native plants. Edge effects also change habitat conditions (such as 

degree of humidity and exposure to light or wind) created at or near the boundary 

between areas. 

 Introduction of pathogens: Construction activities have the potential to introduce or 

spread pathogens such as Phytophthora cinnamomi (Phytophthora), Uredo rangelii 

(Myrtle Rust) and Batrachochytrium dendrobatidis (Chytrid fungus) throughout the study 

area through vegetation disturbance and increased visitation. Phytophthora and Myrtle 

Rust may result in the dieback or modification of native vegetation and damage to fauna 

habitats. Chytrid fungus affects both tadpoles and adult frogs and can lead to the 

extinction of local populations once introduced into an area. 

 Noise and vibration: Construction activities would increase noise levels and vibration in 

the vicinity of the study area during construction, through plant and machinery operation 

and earth moving activities. Native fauna may temporarily or permanently vacate or avoid 

areas disturbed by construction activities. 

A construction environmental management plan (CEMP) would need to be prepared at the 

development stage. This would contain environmental safeguards to be implemented to avoid or 

minimise impacts arising from construction activities.  

5.2.4 Operational impacts 

A variety of impacts would occur following any development within the study areas. These 

would include impacts on areas of retained conservation areas from weeds from gardens, cats 

and dogs, noise and light.  

5.2.5 Impacts on threatened and migratory biota 

The proposal would result in impacts on known occurrences of threatened biota, comprising: 

 Impacts on vegetation consistent with Cumberland Plain Woodland, listed as a critically 

endangered ecological community under both the TSC and EPBC Acts. 

 Impacts on vegetation consistent with River-flat Eucalypt Forest, listed as an endangered 

ecological community under the TSC Act. 

 Removal of known or potential habitat for the threatened Cumberland Plain Land Snail 

 Removal of hollow-bearing trees, which provide potential roosting habitat for threatened 

bats and birds. 

 Removal of foraging or breeding habitat for migratory birds such as the Cattle Egret, and 

foraging habitat for Lathams Snipe. 
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The proposal also has the potential to impact on a further threatened flora, fauna and migratory 

species through the removal of known or potentially suitable habitat (see Appendix A). 

As previously discussed, this impact assessment is based on preliminary surveys for the study 

area. It is anticipated that more extensive survey effort would be undertaken at the development 

application stage for the proposal, allowing a more detailed assessment of the final proposed 

footprint and associated impacts on threatened biota. It should also be noted that impacts on 

both the Cumberland Plain Woodland and River-flat Eucalypt Forest communities would 

constitute ‘red flags’ under the BBAM, or may result in a significant impact if being assessed 

under Part 4 of the EP&A Act. 

A summary of potential significance of impacts on threatened and migratory biota is provided in 

Table 5-1. This is a preliminary assessment based on the results of field surveys undertaken to 

date, and that not all land within the study area could be accessed. As such, this information is 

based on only high level threatened flora and fauna surveys. The potential impact, level of 

impact, and significance of impact may all change following the results of further field surveys, 

proposed development layout and assessment approach. 
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Table 5-1 Summary of potential impacts on threatened biota and assessment of whether a significant impact is likely 

Biota type Communities/Species Potential impacts Level of impact Significant impact likely? 

Threatened 
ecological 
communities 

River-flat Eucalypt Forest (EEC - TSC Act) Loss of vegetation 
commensurate with this 
community 

Low/Moderate Unlikely. River-flat 
Eucalypt Forest likely to be 
retained for creek setbacks 
and within areas subject to 
flooding. 

Cumberland Plain Woodland (CEEC - TSC 
Act, CEEC - EPBC Act) 

Loss of vegetation 
commensurate with this 
community 

Moderate/High Possible. Significance of 
impacts would depend on 
the area and condition of 
vegetation to be cleared. 

Flora Bynoe's Wattle (Acacia bynoeana) Loss of potential habitat Low/Moderate No 

Leafless Tongue Orchid (Cryptostylis 
hunteriana) 

Loss of potential habitat Low/Moderate No 

White-flowered Wax Plant (Cynanchum 
elegans) 

Loss of potential habitat Low/Moderate No 

Camden White Gum (Eucalyptus benthamii) Loss of potential habitat Low/Moderate No 

Small-flower Grevillea (Grevillea parviflora 
subsp. parviflora) 

Loss of potential habitat Low/Moderate No 

Wingless Raspwort (Haloragis exalata 
subsp. exalata) 

Loss of potential habitat Low/Moderate No 

Marsdenia viridiflora R. Br. subsp. viridiflora 
population in the Bankstown, Blacktown, 
Camden, Campbelltown, Fairfield, Holroyd, 
Liverpool and Penrith local government 
areas  

Loss of potential habitat Low/Moderate No 

Omeo’s Storkbill (Pelargonium sp. 
striatellum) 

Loss of potential habitat Low/Moderate No 

Spiked Rice-flower (Pimelea spicata) Loss of potential habitat Low/Moderate No 

Brown Pomaderris (Pomaderris brunnea) Loss of potential habitat Low/Moderate No 

Sydney Plains Greenhood (Pterostylis 
saxicola) 

Loss of potential habitat Low/Moderate No 

Matted Bush-pea (Pultenaea pedunculata) Loss of potential habitat Low/Moderate No 

Austral Toadflax (Thesium australe) Loss of potential habitat Low/Moderate No 
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Biota type Communities/Species Potential impacts Level of impact Significant impact likely? 

Small woodland 
birds 

Diamond Firetail (TSC Act) 

Scarlet Robin (TSC Act) 

Varied Sittella (TSC Act) 

Loss of potential foraging 
and breeding habitat 

Low No 

Raptors Little Eagle (TSC Act)  Loss of a small area of 
potential foraging and 
breeding habitat 

Low No 

Migratory wetland 
birds 

Cattle Egret (EPBC Act) 

 

Lathams Snipe (EPBC Act) 

Loss of a small area of 
known foraging and 
breeding habitat 

Loss of a small area of 
known foraging habitat 

Low 

 

Low 

No 

 

No 

Migratory 
woodland birds 

Rufous Fantail (EPBC Act) 

Satin Flycatcher (EPBC Act) 

Loss of a small area of 
potential foraging and 
breeding habitat 

Low No 

Grey-headed 
Flying-fox 

Grey-headed Flying-fox (TSC Act, EPBC 
Act) 

Loss of very small area of 
known foraging habitat 

No breeding habitat present 

Low No 

Hollow-breeding/ 
roosting bats 

Eastern Freetail Bat (TSC Act) 

Greater Broad-nosed Bat (TSC Act) 

Yellow-bellied Sheathtail-bat (TSC Act) 

Loss of a small area of 
potential foraging habitat 

Loss of potential breeding 
habitat  

Moderate No 

Cave-breeding 
bats 

Eastern Bentwing Bat (TSC Act) 

Large-footed Myotis (TSC Act)  

Loss of a small area of 
known foraging habitat 

No breeding habitat present 

Low No 

Snail Cumberland Plain Land Snail (TSC Act)  Potential loss of known 
breeding and shelter habitat 

High Possible (depends on 
whether clearing occurs 
within areas of known 
habitat). 
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6. Mitigation of impacts 
6.1 Overview 

The proposal would result in direct impacts on native biota and their habitats within areas to be 

developed. There is also the potential for indirect impacts on retained areas of native vegetation 

adjacent to the future development footprint, both during construction and from the resulting 

residential area. The following sections provide an overview of recommended mitigation 

measures likely to be required to avoid or minimise such impacts. These measures are 

presented according to the hierarchy of avoidance and mitigation of impacts, and the provision 

of offsets to counter residual impacts of the proposal. It is anticipated that these measures 

would be revised based on a more detailed and accurate assessment of potential impacts which 

would be undertaken during the Development Application stage. 

6.2 Avoidance of impacts 

Impacts should be avoided as far as possible by concentrating development in low constraint 

areas, followed by areas of moderate constraint. Where possible, development in areas mapped 

as ‘very high’ and ‘high’ constraint should be avoided. These areas contain TEC vegetation, 

good quality known and potential threatened and migratory fauna habitat and form habitat 

corridors throughout the locality.  

Areas mapped as moderate constraint should be avoided where possible, however if impacts 

are unavoidable, additional assessment of potential impacts would be required during the DA 

stage of the project. 

Areas mapped as low constraint do not contain intact native vegetation, have few (if any) habitat 

features for native fauna species, and do not contribute to wildlife corridors. Development 

should be concentrated on these areas so as to avoid impacts on areas of higher biodiversity 

value. 

6.3 Mitigation of impacts 

A range of mitigation measures will be required to minimise impacts on biodiversity values. 

These should include, but not be limited to the following: 

 Retention of large old hollow-bearing trees as a feature of the development where 

possible, through a sustainable ecologically focused design. This would be made 

possible by the ecologists working closely with the design team during the design phase.  

 Restoration of steams and riparian corridors, with rehabilitation and revegetation works 

implemented to enhance vegetation and aquatic condition.  

 Engaging a suitably qualified ecologist prior to any clearing works to clearly demarcate 

vegetation protection areas 

 Implementing hygiene protocols to prevent the introduction and spread of pathogens 

such as Phytophthora, Myrtle Rust and Chytrid Fungus 

 Conducting targeted surveys for the Cumberland Plain Land Snail in areas of known or 

potential habitat prior to clearing. A s91 application would be required for the 

translocation of snails from the development footprint to nearby woodland patches. 

 Implementing procedures for clearing potential habitat, including hollow-bearing trees and 

logs, to minimise fauna injury or mortality. 
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 Implementing procedures for draining and decommissioning of dams, including measures 

to prevent the release of any noxious fish species. 

 Implementing fauna handling and release protocols during any clearing works. 

6.4 Biodiversity offsets 

The proposal would likely result in various residual adverse impacts, comprising the removal of 

some native vegetation, fauna habitat and the mortality of some common and threatened fauna 

species such as the Cumberland Plain Land Snail during clearing and construction, should the 

planning proposal be approved and parts of the study area developed. It is possible that 

clearing of native vegetation could result in a significant impact on threatened biota such as 

Cumberland Plain Woodland and the Cumberland Plain Land Snail. Clearing of modest areas of 

native vegetation and retention of higher value ecological corridors and areas would minimise 

impacts of development and may avoid a significant impact.  

Given the high conservation value of the study areas, and the potential for significant impacts 

on biodiversity arising from the proposal, formal biodiversity offsets are likely to be necessary to 

address residual adverse impacts. Biodiversity offsetting is a tool for decision makers who have 

to balance the relative environmental, social and economic merits of development proposals 

under the EP&A Act. The requirement for biodiversity offsets is stated in the conditions of 

consent for a project and usually comprises the requirement that the project will ‘improve or 

maintain’ biodiversity values.  

The Commonwealth DoEE may also require biodiversity offsets for Matters of National 

Environmental Significance, determined with reference to the Environment Protection and 

Biodiversity Conservation Act 1999 Environmental Offsets Policy (DSWEPC, 2012). Additional 

consultation with DoEE and/or assessment may be required to demonstrate that any 

biodiversity offset package would adequately offset impacts on MNES. Further assessment and 

preparation of management plans would be required as part of any formal application for 

conservation of portions of the study area, particularly if they are to be used as biodiversity 

offsets. The approval authorities and assessment requirements would vary depending on the 

type of Titling for conservation that is sought. 

The strategy proposed in this Planning Proposal is to set aside the area mapped as very high 

constraint for formal biodiversity conservation (e.g. through a Biobanking Agreement or similar 

other suitable conservation covenant). Other areas of high ecological constraint could be 

incorporated into managed open space to protect moderate to high condition vegetation with 

large old hollow-bearing trees and riparian areas. In this way, an ecologically sustainable 

development could be achieved. While some properties may not be at all developable due to 

the presence of very high ecological constraints, the use of them as biodiversity offsets allows 

for additional development to be achieved elsewhere in the study area. 
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7. Conclusion 
A draft structure plan has been developed to support the Planning Proposal which has 

considered the study area’s constraints, including ecological, riparian and bushfire. The majority 

of land proposed for development consists of exotic grasslands or low condition native 

vegetation. Some moderate or high condition vegetation maybe included in the development 

areas, however the high value areas would be retained for conservation where at all possible. 

The Planning Proposal comprises the following: 

 Potential development areas – that could be assessed for development activities under 

relevant environmental legislation and approval pathways 

 Proposed conservation areas - that would be set aside and managed to improve or 

maintain biodiversity values as part of the suite of biodiversity offsets required to 

accommodate future development of the study area. It is likely the required offsets would 

be determined using the BBAM with conservation areas protected via BioBanking 

agreements. BioBanking agreements include a conservation covenant and require land 

owners to manage a site for its biodiversity values in perpetuity thereby ensuring areas of 

ecologically sensitive land within the study area would be conserved and their condition 

improved through time. These areas would protect higher condition native vegetation, 

riparian corridors as well as large, old hollow-bearing trees that provide important refuge 

and breeding habitat for fauna. 

 Managed open space areas – that would be retained with current land uses or included in 

future developments as ‘pocket parks’, APZs or riparian corridors with a restriction on 

land use activities. Riparian corridors in these areas would be improved through 

restoration. The retention of additional hollow-bearing trees would also be encouraged. 

Once the Planning Proposal is approved, further assessments of biodiversity impacts would be 

required. The type of assessment required would depend on the relevant approval pathway 

chosen and the scale and type of development. Assessment pathways may include a 

development application under Part 4 of the EP&A Act, or an application for a BioBanking 

statement. The proposed development may also require approval from the Commonwealth 

Minister for the Environment as it is likely to include impacts on MNES listed under the EPBC 

Act. A referral of the proposed development may also be required during the development 

application phase. 

This Planning Proposal aims to retain the areas of highest biodiversity value, focus development 

in areas of lower biodiversity value, and offset the residual impacts. The potential conservation 

areas would make a valuable contribution to local and regional biodiversity and would provide a 

suitable ‘like for like’ offset for development impacts. Additional areas managed for open space 

would also contribute to biodiversity conservation. As such, there is scope within the study area 

to provide an appropriate balance between development and conservation lands. Residual 

impacts on native biodiversity, including threatened biota listed under both the TSC and EPBC 

Acts, would be balanced by the provision of a suite of biodiversity offsets. This approach would 

ensure that a suitable development/conservation footprint is delivered for the study area.  
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Appendix A – Likelihood of occurrence of threatened 
and migratory biota 
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Likelihood of occurrence of threatened ecological communities within the study area 

Common name TSC 
Status 

EPBC 
Status 

Source Habitat association Likelihood 
of 
occurence 

Cumberland Plain 
Woodland in the 
Sydney Basin 
Bioregion 

CE CE Community known to occur within 10km (OEH 2016a) Grassy woodland/forest endemic to the 
hills and plains of the Cumberland Plain. 
Canopy typically dominated by Grey Box, 
and Forest Red Gum, with Narrow-leaved 
Ironbark, Spotted Gum and Thin-leaved 
Stringybark occurring less frequently. 
Shrub layer dominated by Blackthorn, and 
grasses such as Themeda australis and 
Weeping Grass. 

Present. 

Freshwater Wetlands 
on Coastal 
Floodplains of the 
New South Wales 
North Coast, Sydney 
Basin and South East 
Corner Bioregions 

E  Community known to occur within 10km (OEH 2016a) Occurs in coastal areas subject to 
periodic flooding with standing fresh water 
for at least part of the year. Typically on 
silts, muds or humic loams below 20 m 
elevation in low-lying parts of floodplains, 
alluvial flats, depressions, drainage lines, 
backswamps, lagoons and lakes. 
Structure and composition varies spatially 
and temporally depending on the water 
regime, though is usually dominated by 
herbaceous plants and has few woody 
species.  

Absent. 

River-Flat Eucalypt 
Forest on Coastal 
Floodplains of the 
New South Wales 
North Coast, Sydney 
Basin and South East 
Corner Bioregions 

E  Community known to occur within 10km (OEH 2016a) Occurs on flats, drainage lines and river 
terraces of coastal floodplains where 
flooding is periodic and soils generally rich 
in silt, lack deep humic layers and have 
little or no saline (salt) influence. Occurs 
south from Port Stephens in the NSW 
North Coast, Sydney Basin and South 
East Corner bioregions. Characterised by 
a tall open canopy layer of eucalypts with 
variable species composition.  

Present. 
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Likelihood of occurrence of threatened flora species and populations within the study area 

Scientific name Common name TSC 
Status 

EPBC 
Status 

Source Habitat association Likelihood of 
occurence 

Acacia 
bynoeana 

Bynoe's Wattle E V Species or species' 
habitat may occur 
within 10km (DotE 
2016a) 

Endemic to central eastern NSW, 
currently known from only 34 locations, 
many of only 1-5 plants. Grows mainly in 
heath/ dry sclerophyll forest on sandy 
soils, prefers open, sometimes slightly 
disturbed sites such as trail margins, road 
edges, and in recently burnt open 
patches. Flowers September to March, 
and fruit matures in November. 

Possible. May 
occur within 
stands of HN528. 

Acacia 
pubescens 

Downy Wattle  V V Species or species' 
habitat likely to occur 
within 10km (DotE 
2016a) 

Occurs mainly in Bankstown-Fairfield-
Rookwood and Pitt Town areas, with 
outliers at Barden Ridge, Oakdale and 
Mountain Lagoon. Grows on alluviums, 
shales and shale/sandstone intergrades. 
Soils characteristically gravely, often with 
ironstone. Occurs in open woodland and 
forest, in communities including Cooks 
River/ Castlereagh Ironbark Forest, 
Shale/ Gravel Transition Forest and 
Cumberland Plain Woodland. Flowers 
August to October.  

Unlikely. No 
gravel or ironstone 
observed within 
the study areas. 

Allocasuarina 
glareicola 

 E E Species or species' 
habitat may occur 
occur within 10km 
(DotE 2016a) 

Primarily restricted to small populations in 
and around Castlereagh NR (NW 
Cumberland Plain), but with an outlier 
population at Voyager Point, Liverpool. 
Also reported from Holsworthy Military 
Area. Grows on tertiary alluvial gravels, 
with yellow clayey subsoil and lateritic 
soil. Occurs in Castlereagh  open 
woodland. 

Unlikely. No 
Castlereagh open 
woodland 
identified within 
the study areas. 
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Scientific name Common name TSC 
Status 

EPBC 
Status 

Source Habitat association Likelihood of 
occurence 

Cryptostylis 
hunteriana 

Leafless Tongue Orchid V V Species or species' 
habitat may occur 
occur within 10km 
(DotE 2016a) 

Occurs in coastal areas from East 
Gippsland to southern Queensland. 
Habitat preferences not well defined. 
Grows mostly in coastal heathlands, 
margins of coastal swamps and 
sedgelands, coastal forest, dry woodland, 
and lowland forest. Prefers open areas in 
the understorey and is often found in 
association with Large Tongue Orchid 
and the Bonnet Orchid. Soils include 
moist sands, moist to dry clay loam and 
occasionally in accumulated eucalypt 
leaves. Flowers November-February. 

Possible. May 
occur within 
stands of HN528. 

Cynanchum 
elegans 

White-flowered Wax Plant E E 3 records within 10km, 
last recorded 1996 
(OEH 2016a);Species 
or species' habitat likely 
to occur within 10km 
(DotE 2016a) 

Occurs from Gerroa (Illawarra) to 
Brunswick Heads and west to Merriwa in 
the upper Hunter. Most common near 
Kempsey. Usually occurs on the edge of 
dry rainforest or littoral rainforest, but also 
occurs in Coastal Banksia Scrub, open 
forest and woodland, and Melaleuca 
scrub. Soil and geology types are not 
limiting. 

Likely. Previous 
records on the 
boundary of the 
study areas. Not 
identified during 
the field survey. 

Eucalyptus 
benthamii 

Camden White Gum V V 380 records within 
10km (OEH 
2016a);Species or 
species' habitat known 
to occur within 10km 
(DotE 2016a) 

Occurs on the alluvial flats of the Nepean 
River and its tributaries. Known 
distribution from The Oaks (south) to 
Grose Wold (north) and Kedumba Valley 
(west). Two major subpopulations in 
Kedumba Valley and Bents Basin State 
Recreation Area. Occurs in wet open 
forest on alluvial flats, in well drained 
alluvial sands and gravels to 1 m deep.  

Possible. May 
occur within 
stands of HN526. 
Not identified 
during field 
surveys.  
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Scientific name Common name TSC 
Status 

EPBC 
Status 

Source Habitat association Likelihood of 
occurence 

Genoplesium 
baueri 

Bauer’s Midge Orchid E  Species or species' 
habitat may occur 
within 10km (DotE 
2016a) 

Occurs from Ulladulla to Port Stephens, 
with only 13 known extant populations. 
Grows in sparse sclerophyll forest and 
moss gardens over sandstone 

Unlikely. No 
sandstone 
geology identified 
within the study 
areas. 

Grevillea 
parviflora 
subsp. 
parviflora 

Small-flower Grevillea V V Species or species' 
habitat likely to occur 
within 10km (DotE 
2016a) 

Occurs between Moss Vale/Bargo and 
lower Hunter Valley, with most 
occurrences in Appin, Wedderburn, 
Picton and Bargo. Broad habitat range 
including heath, shrubby woodland and 
open forest on light clay or sandy soils, 
and often in disturbed areas such as on 
the fringes of tracks.  

Possible. May 
occur within 
stands of HN528. 

Haloragis 
exalata subsp. 
exalata 

Wingless Raspwort V V Species or species' 
habitat may occur 
occur within 10km 
(DotE 2016a) 

Occurs in 4 widely scattered localities in 
eastern NSW, in the central coast, south 
coast and north-western slopes. Requires 
protected and shaded damp situations in 
riparian habitats.  

Possible. May 
occur within 
stands of HN528 
and HN526 

Marsdenia 
viridiflora 
subsp. 
viridiflora 

Marsdenia viridiflora R. Br. 
subsp. viridiflora 
population in the 
Bankstown, Blacktown, 
Camden, Campbelltown, 
Fairfield, Holroyd, 
Liverpool and Penrith local 
government areas 

EP   26 records within 10km 
(OEH 2016a) 

Recent records are from Prospect, 
Bankstown, Smithfield, Cabramatta Creek 
and St Marys. Previously known north 
from Razorback Range. A climber that 
grows in vine thickets and open shale 
woodland.  

Possible. May 
occur within 
stands of HN528. 
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Scientific name Common name TSC 
Status 

EPBC 
Status 

Source Habitat association Likelihood of 
occurence 

Pelargonium 
sp. Striatellum 

Omeo’s Storkbill E E Species or species' 
habitat may occur 
occur within 10km 
(DotE 2016a) 

Omeo Storksbill Pelargonium sp. (G.W. 
Carr 10345), syn. P. striatellum, is a tufted 
perennial forb known from only 3 
locations in NSW, with two on lake-beds 
on the basalt plains of the Monaro and 
one at Lake Bathurst. It has a narrow 
habitat that is usually just above the high-
water level of irregularly inundated or 
ephemeral lakes, in the transition zone 
between surrounding grasslands or 
pasture and the wetland or aquatic 
communities. 

Possible. May 
occur around farm 
dams within the 
study areas. Not 
identified during 
the field survey. 

Pimelea 
spicata 

Spiked Rice-flower E E 420 records within 
10km (OEH 
2016a);Species or 
species' habitat known 
to occur within 10km 
(DotE 2016a) 

Disjunct populations within the 
Cumberland Plain (from Mount Annan 
and Narellan Vale to Freemans Reach 
and Penrith to Georges Hall) and Illawarra 
(from Mt Warrigal to Gerroa) (DEC 2005). 
In the Cumberland Plain region, restricted 
to areas which support or historically 
supported Cumberland Plain Woodland. 
Grows on well-structured clay soils 
derived from Wianamatta Shale. In the 
Illawarra, grows on variable soils in close 
proximity to the coast on hills or coastal 
headlands. Inhabits coastal woodland or 
grassland with emergent shrubs (DEC 
2005).  

Possible. May 
occur within 
stands of HN528. 
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Scientific name Common name TSC 
Status 

EPBC 
Status 

Source Habitat association Likelihood of 
occurence 

Pomaderris 
brunnea 

Brown Pomaderris E V 30 records within 10km 
(OEH 2016a);Species 
or species' habitat likely 
to occur within 10km 
(DotE 2016a) 

Mainly occurs in SW Sydney (Wollondilly 
and Camden LGAs), with other 
populations in the Hawkesbury-Wollemi 
region, near Walcha in the New England 
tablelands and Gippsland in VIC. In NSW, 
grows in moist woodland or open forest 
on clay and alluvial soils on flood plains 
and creek lines. Near Sydney occurs in 
open woodland dominated by Cabbage 
Gum with Allocasuarina sp. and Bursaria 
sp. understorey, or on alluvial flats with 
eucalypts including River Peppermint, 
Syndey Peppermint and Grey Gum 
(Sutter 2011). 

Possible. May 
occur within 
stands of HN528 
or HN526. 

Pterostylis 
saxicola 

Sydney Plains Greenhood E E Species or species' 
habitat likely to occur 
within 10km (DotE 
2016a) 

Occurs in western Sydney between 
Picton and Freemans Reach. Grows in 
small pockets of shallow soil in 
depressions on sandstone rock shelves 
above cliff lines. Associated vegetation 
above these rock shelves is sclerophyll 
forest or woodland on shale or 
shale/sandstone transition soils.  

Possible. May 
occur within 
stands of HN528. 

Pultenaea 
pedunculata 

Matted Bush-pea E   1 record within 10km 
(OEH 2016a) 

Three disjunct populations in NSW: in the 
Cumberland Plains in Sydney, the coast 
between Tathra and Bermagui and the 
Windellama area south of Goulburn 
(where it is locally abundant). NSW 
populations typically among woodland 
vegetation but also found on road batters 
and coastal cliffs. In Windellama it is 
largely confined to loamy soils in dry 
gullies. 

Possible. May 
occur within 
stands of HN528. 
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Scientific name Common name TSC 
Status 

EPBC 
Status 

Source Habitat association Likelihood of 
occurence 

Thelymitra 
kangaloonica 

Kangaloon Sun Orchid CE CE Species or species' 
habitat may occur 
occur within 10km 
(DotE 2016a) 

Only known from three locations near 
Robertson in the Southern Highlands. 
Grows in seasonally swampy sedgeland 
on grey silty clay loam at 600–700 m 
above sea level. Flowers in late October 
and early November. 

Unlikely. No 
suitable habitat 
present within 
study areas. 

Thesium 
australe 

Austral Toadflax V V Species or species' 
habitat may occur 
occur within 10km 
(DotE 2016a) 

Found in small, scattered populations 
along the east coast, northern and 
southern tablelands. Occurs in grassland 
or grassy woodland, and is often found in 
association with Kangaroo Grass.  

Possible. May 
occur within 
stands of HN528. 
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Likelihood of occurrence of threatened fauna species within the study area 

Class Scientific name Common name TSC Status EPBC Status Habitat association Source Likelihood of 
occurrence in the 
study area 

Birds Botaurus 
poiciloptilus 

Australasian 
Bittern 

E E Widespread but uncommon 
over most NSW except the 
northwest. Favours 
permanent freshwater 
wetlands with tall dense 
reedbeds particularly Typha 
spp.and Eleocharis spp., 
with adjacent shallow, open 
water for foraging. Roosts 
during the day amongst 
dense reeds or rushes and 
feeds mainly at night on 
frogs, fish, yabbies, spiders, 
insects and snails. 

2 records within 
10km (OEH 
2016a);Species or 
species' habitat 
known to occur 
within 10km 
(DoEE 2016a) 

Possible. May occur 
on occasion at farm 
dams. Presence of 
livestock and pets 
likely to have 
reduced habitat 
quality. Not likely to 
rely on any farm 
dams for breeding 
habitat. 

Birds Rostratula 
australis 

Australian 
Painted Snipe 

 E Normally found in permanent 
or ephemeral shallow inland 
wetlands, either freshwater 
or brackish. Nests on the 
ground amongst tall reed-
like vegetation near water. 
Feeds on mudflats and the 
water's edge taking insects, 
worm and seeds. Prefers 
fringes of swamps, dams 
and nearby marshy areas 
with cover of grasses, 
lignum, low scrub or open 
timber. 

Species or 
species' habitat 
likely to occur 
within 10km 
(DoEE 2016a) 

Possible. May occur 
on occasion at farm 
dams. Presence of 
livestock and pets 
likely to have 
reduced habitat 
quality. Not likely to 
rely on any farm 
dams for breeding 
habitat. 
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Birds Ninox connivens Barking Owl V   Occurs from coast to inland 
slopes and plains, though is 
rare in dense, wet forests 
east of the Great Dividing 
Sparse in higher parts of the 
tablelands and in the arid 
zone. Inhabits eucalypt 
woodlands, open forest, 
swamp woodlands, and, 
especially in inland areas, 
timber along watercourses. 
Roosts along creek lines in 
dense, tall understorey 
foliage (e.g. in Acacia and 
Casuarina), or dense 
eucalypt canopy. Nests in 
hollows of large, old 
eucalypts. Birds and 
mammals important prey 
during breeding. Territories 
range from 30 to 200ha.  

1 record within 
10km, last 
recorded 2003 
(OEH 2016a) 

Possible. May forage 
on occasion in the 
study area. No large 
patches of 
connected 
vegetation present. 
Unlikely to breed in 
the study area given 
limited foraging 
habitat. 
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Birds Melithreptus 
gularis gularis 

Black-chinned 
Honeyeater 
(eastern 
subspecies) 

V   Widespread in NSW, but 
rarely recorded east of Great 
Dividing Range except in 
Richmond and Clarence 
River areas and scattered 
sites in the Hunter, Central 
Coast and Illawarra regions. 
Mostly in upper levels of 
drier open forests 
/woodlands dominated by 
box and ironbark eucalypts, 
or less commonly smooth-
barked gums, stringybarks 
and tea-treas. Forage over 
home range of >5 ha. Tend 
to occur within largest 
woodland patches in the 
landscape. They forage for 
insects, nectar and 
honeydew. The nest is 
hidden by foliage high in the 
crown of a tree. 

1 record within 
10km (OEH 
2016a) 

Possible. May forage 
on occasion in the 
study area. No large 
patches of 
connected 
vegetation present. 
Unlikely to breed in 
the study area given 
limited foraging 
habitat. 
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Birds Stagonopleura 
guttata 

Diamond 
Firetail 

V   Typically found west of the 
Great Dividing Range, but 
populations also occur in 
drier coastal areas including 
Western Sydney, Hunter, 
Clarence and Snowy River 
valleys. Occurs in grassy 
eucalypt woodlands 
including Box Gum and 
Snow Gum communities, as 
well as open forest, mallee 
and natural and derived 
grasslands. Often found in 
riparian areas and 
occasionally in lightly 
wooded farmland. Nests in 
shrubby understorey or 
higher up under nests of 
other species. 

1 record within 
10km, last 
recorded 2001 
(OEH 2016a) 

Likely. Suitable 
breeding and 
foraging habitat 
present in and 
adjacent to 
woodland patches. 
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Birds Artamus 
cyanopterus 
cyanopterus 

Dusky 
Woodswallow 

V   Widespread from the coast 
to inland, including the 
western slopes of the Great 
Dividing Range and farther 
west. Often recorded in 
woodlands and dry open 
sclerophyll forests, as well 
as shrub lands, heathlands 
regenerating forests and 
very occasionally in moist 
forests or rainforests. The 
understorey is typically open 
with sparse eucalypt 
saplings, acacias and other 
shrubs, often with coarse 
woody debris. Also recorded 
in farmland, usually at the 
edges of forest or woodland 
or in roadside remnants or 
wind breaks with dead 
timber. Have large home 
ranges, but individuals may 
spend most of their time in 
about a 2 ha range and 
defend an area about 50 m 
around the nest. Prefer 
larger remnants over smaller 
remnants.  

93 records within 
10km (OEH 
2016a) 

Possible. May forage 
on occasion in the 
study area. No large 
patches of 
connected 
vegetation present. 
Unlikely to breed in 
the study area given 
limited foraging 
habitat. 
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Birds Stictonetta 
naevosa 

Freckled Duck V   Breeds in large, ephemeral 
swamps in the Murray-
Darling, particularly along 
the Paroo and Lachlan 
Rivers and other Riverina 
rivers. In drier times moves 
to more permanent waters. 
Disperses during extensive 
inland droughts and may be 
found in coastal areas 
during such times. Prefers 
freshwater swamps/creeks 
with dense Cumbungi, 
Lignum or tea-tree. Nests in 
dense vegetation at or near 
water level. 

2 records within 
10km (OEH 
2016a) 

Unlikely. Outside 
usual range.  No 
suitable habitat 
present. 

Birds Callocephalon 
fimbriatum 

Gang-gang 
Cockatoo 

V   Restricted to the south-
eastern coast and highlands, 
from the lower Hunter and 
northern Blue Mountains to 
the South-western Slopes, 
south to and contiguous with 
the VIC population. Inhabits 
eucalypt open forests and 
woodlands with an acacia 
understorey. In summer it 
lives in moist highland forest 
types, and in winter it moves 
to more open types at lower 
elevations. Nests in hollows 
in the trunks, limbs or dead 
spouts of tall living trees, 
especially eucalypts, often 
near water. Feeds on seeds 
obtained in trees and 

2 records within 
10km (OEH 
2016a) 

Possible. May forage 
on occasion in 
winter. No large 
patches of 
connected 
vegetation present. 
Unlikely to breed in 
the study area given 
limited foraging 
habitat and 
topographic position. 
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shrubs, mostly from 
eucalypts and wattles. 

Birds Calyptorhynchus 
lathami 

Glossy Black-
Cockatoo 

V   Widespread but uncommon 
from coast to southern 
tablelands and central 
western plains. Feeds 
almost exclusively on the 
seeds of Allocasuarina spp. 
Prefers woodland and open 
forests, rarely away from 
Allocasuarina. Roost in leafy 
canopy trees, preferably 
eucalypts, usually <1km 
from feeding site. Nests in 
large (approx. 20cm) hollows 
in trees, stumps or limbs, 
usually in Eucalypts. 

14 records within 
10km (OEH 
2016a) 

Unlikely. Very few 
Allocasuarina trees 
observered. 

Birds Melanodryas 
cucullata 
cucullata 

Hooded Robin 
(south-eastern 
form) 

V   Considered a sedentary 
species, but local seasonal 
movements are possible. 
Prefers lightly wooded 
country, usually open 
eucalypt woodland, acacia 
scrub and mallee, often in or 
near clearings or open 
areas. Occurrence is 
positively associated with 
patch size, and with 
components of habitat 
complexity including canopy 
cover, shrub cover, ground 
cover, logs, fallen branches 
and litter.  

1 record within 
10km, last 
recorded 1998 
(OEH 2016a) 

Possible. May forage 
on occasion in the 
study area. No large 
patches of 
connected 
vegetation present. 
Unlikely to breed in 
the study area given 
limited foraging 
habitat and small 
patch sizes. 
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Birds Hieraaetus 
morphnoides 

Little Eagle V   Occurs throughout NSW 
except most densely 
forested parts of the Dividing 
Range escarpment. 
Occupies habitats rich in 
prey within open eucalypt 
forest, woodland or open 
woodland. Sheoak or acacia 
woodlands and riparian 
woodlands of interior NSW 
are also used. For nest sites 
it requires a tall living tree 
within a remnant patch, 
where pairs build a large 
stick nest in winter and lay in 
early spring.  

6 records within 
10km (OEH 
2016a) 

Likely. Would 
regularly forage over 
the study area. 
Potential breeding 
habitat present. 

Birds Glossopsitta 
pusilla 

Little Lorikeet V   Occurs from coast to 
western slopes of the Great 
Dividing Range. Inhabits dry, 
open eucalypt forests and 
woodlands. Occurrence is 
positively associated with 
patch size, and with 
components of habitat 
complexity including canopy 
cover, shrub cover, ground 
cover, logs, fallen branches 
and litter. Feed primarily on 
profusely-flowering 
eucalypts and a variety of 
other species including 
melaleucas and mistletoes. 
Mostly nests in small 
(opening approx. 3cm) 
hollows in living, smooth-

4 records within 
10km (OEH 
2016a) 

Possible. May forage 
on occasion in the 
study area. No large 
patches of 
connected 
vegetation present. 
Unlikely to breed in 
the study area given 
limited foraging 
habitat and small 
patch sizes. 
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barked eucalypts. Most 
breeding records are from 
the western slopes. 

Birds Tyto 
novaehollandiae 

Masked Owl V   Occurs across NSW except 
NW corner. Most common 
on the coast. Inhabits dry 
eucalypt woodlands from 
sea level to 1100 m. Roosts 
and breeds in large (>40cm) 
hollows and sometime caves 
in moist eucalypt forested 
gullies. Hunts along the 
edges of forests and 
roadsides. Home range 
between 500 ha and 1000 
ha. Prey mostly terrestrial 
mammals but arboreal 
species may also be taken.   

2 records within 
10km (OEH 
2016a) 

Possible. May forage 
on occasion in the 
study area. No large 
patches of 
connected 
vegetation present. 
Uno suitable 
breeding habitat 
present. 

Birds Grantiella picta Painted 
Honeyeater 

V V Nomadic, occurring in low 
densities across most of 
NSW. Highest 
concentrations and almost 
all breeding occur on inland 
slopes of the Great Dividing 
Range. Inhabits Boree, 
Brigalow and Box Gum 
woodlands and Box-Ironbark 
forests. Specialist forager on 
the fruits of mistletoes, 
preferably of the Amyema 
genus. Nests in outer tree 
canopy. 

Species or 
species' habitat 
likely to occur 
within 10km (DotE 
2016a) 

Unlikely. Outside 
usual range.  Limited 
suitable habitat 
present. 
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Birds Ninox strenua Powerful Owl V   Occurs from the coast to the 
western slopes. Solitary and 
sedentary species. Inhabits 
a range of habitats from 
woodland and open 
sclerophyll forest to tall open 
wet forest and rainforest.  
Prefers large tracts of 
vegetation.  Nests in large 
tree hollows (> 0.5 m deep), 
in large eucalypts (dbh 80-
240 cm) that are at least 150 
years old.  Pairs have high 
fidelity to a small number of 
hollow-bearing nest trees 
and defend a large home 
range of 400 - 1,450 ha. 
Forages within open and 
closed woodlands as well as 
open areas.  

20 records within 
10km (OEH 
2016a) 

Possible. May forage 
on occasion in the 
study area. No large 
patches of 
connected 
vegetation present. 
Unlikely to breed in 
the study area given 
limited foraging 
habitat and small 
patch sizes present. 

Birds Anthochaera 
phrygia 

Regent 
Honeyeater 

CE E In NSW confined to two 
known breeding areas: the 
Capertee Valley and 
Bundarra-Barraba region. 
Non-breeding flocks 
occasionally seen in coastal 
areas foraging in flowering 
Spotted Gum and Swamp 
Mahogany forests, 
presumably in response to 
drought. Inhabits dry open 
forest and woodlands, 
particularly Box-Ironbark 
woodland and riparian 
forests of River Sheoak, with 

Species or 
species' habitat 
known to occur 
within 10km (DotE 
2016a) 

Unlikely. Limited 
suitable foraging 
habitat present. No 
local records. Does 
not breed in the 
area. 
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an abundance of mature 
trees, high canopy cover 
and abundance of 
mistletoes.  

Birds Petroica 
boodang 

Scarlet Robin V   In NSW occurs from coast to 
inland slopes. Breeds in 
drier eucalypt forests and 
temperate woodlands, often 
on ridges and slopes, within 
open understorey of shrubs 
and grasses and sometimes 
in open areas. In autumn 
and winter it migrates to 
more open habitats such as 
grassy open woodland or 
paddocks with scattered 
trees. Abundant logs and 
coarse woody debris are 
important habitat 
components. 

8 records within 
10km (OEH 
2016a) 

Likely. Suitable 
breeding and 
foraging habitat 
present in and 
adjacent to 
woodland patches. 

Birds Chthonicola 
sagittata 

Speckled 
Warbler 

V   Within NSW most frequently 
reported from the hills and 
tablelands of the Great 
Dividing Range, rarely from 
the coast. Inhabits a wide 
range of Eucalyptus-
dominated communities with 
a grassy understorey, a 
sparse shrub layer, often on 
rocky ridges or in gullies. 
Sedentary and requires 
large, relatively undisturbed 
remnants to persist in an 
area. Forages on the ground 

16 records within 
10km (OEH 
2016a) 

Possible. May forage 
on occasion in the 
study area. No large 
patches of 
connected 
vegetation with good 
understory present. 
Unlikely to breed in 
the study area given 
limited foraging 
habitat and small 
patch sizes. 
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for seeds and insects, and 
nests in a slight hollow in the 
ground or at the base of a 
low dense plant. 

Birds Lophoictinia 
isura 

Square-tailed 
Kite 

V   Occurs across NSW, 
resident in North, northeast 
and along west-flowing 
rivers. Summer breeding 
migrant to southeast of 
state. Inhabits a variety of 
habitats including woodlands 
and open forests, with 
preference for timbered 
watercourses. Favours 
productive forests on the 
coastal plain, box-ironbark-
gum woodlands on the 
inland slopes, and 
Coolibah/River Red Gum on 
the inland plains. In Sydney 
area nests in mature living 
trees within 100m of 
ephemeral/permanent 
watercourse. Large home 
range > 100 km2. 

1 record within 
10km (OEH 
2016a) 

Possible. May forage 
on occasion in the 
study area. No large 
patches of 
connected 
vegetation present. 
Unlikely to breed in 
the study area given 
limited foraging 
habitat and small 
patch sizes. 

Birds Lathamus 
discolor 

Swift Parrot E CE Migratory, travelling to the 
mainland from March to 
October. Breeds in 
Tasmania from September 
to January. On the 
mainland, it mostly occurs in 
the southeast foraging on 
winter flowering eucalypts 
and lerps, with records of the 

6 records within 
10km (OEH 
2016a);Species or 
species' habitat 
likely to occur 
within 10km (DotE 
2016a) 

Unlikely. Few feed 
trees present. 
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species between Adelaide 
and Brisbane. Principal over-
winter habitat is box-ironbark 
communities on the inland 
slopes and plains. 
Eucalyptus robusta, 
Corymbia maculata and C. 
gummifera dominated 
coastal forests are also 
important habitat.  

Birds Neophema 
pulchella 

Turquoise 
Parrot 

V   Occurs from coast to inland 
slopes. In coastal area, most 
common between Hunter 
and Northern Rivers, and 
further south in S Coast. 
Inhabits open eucalypt 
woodlands and forests, 
typically with a grassy 
understorey.  Favours edges 
of woodlands adjoining 
grasslands or timbered 
creek lines and ridges.  
Feeds on the seeds of 
native and introduced 
grasses and other herbs. 
Grasslands and open areas 
provide important foraging 
habitat for this species while 
woodlands provide important 
roosting and breeding 
habitat.  Nests in tree 
hollows, logs or posts from 
August to December.  

1 record within 
10km (OEH 
2016a) 

Possible. May forage 
on occasion in the 
study area. Little 
native grassland 
present. Unlikely to 
breed in the study 
area given limited 
foraging habitat and 
small patch sizes. 
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Birds Daphoenositta 
chrysoptera 

Varied Sittella V   Sedentary, occurs across 
NSW from the coast to the 
far west. Inhabits eucalypt 
forests and woodlands, 
especially rough-barked 
species and mature smooth-
barked gums with dead 
branches, mallee and 
Acacia woodland. Sensitive 
to habitat isolation and loss 
of structural complexity, and 
adversely affected by 
dominance of Noisy Miners. 
Cleared agricultural land is 
potentially a barrier to 
movement. Builds a cup-
shaped nest of plant fibres 
and cobwebs in an upright 
tree fork high in the living 
tree canopy, and often re-
uses the same fork or tree in 
successive years.  

26 records within 
10km (OEH 
2016a) 

Likely. Suitable 
breeding and 
foraging habitat 
present in woodland 
patches. 

Mammals Petauroides 
volans 

Greater Glider  V Restricted to eastern 
Australia, occurring from the 
Windsor Tableland in north 
Queensland through to 
central Victoria (Wombat 
State Forest), with an 
elevational range from sea 
level to 1200 m ASL. It 
prefers taller montane, moist 
eucalypt forest with relatively 
old trees and abundant 
hollows. 

16 records within 
10km (OEH 
2016a);Species or 
species' habitat 
known to occur 
within 10km (DotE 
2016a) 

Unlikely. No suitable 
old growth forest 
montane present. 
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Mammals Phascolarctos 
cinereus 

Koala V V Occurs from coast to inland 
slopes and plains. Restricted 
to areas of preferred feed 
trees in eucalypt woodlands 
and forests. Home range 
varies depending on habitat 
quality, from < 2 to several 
hundred hectares.  

2 records within 
10km (OEH 
2016a);Species or 
species' habitat 
known to occur 
within 10km (DotE 
2016a) 

Unlikely. May use 
the land to travel 
between habitat 
areas. Large 
population known 
from Campbelltown 
area, however few 
records in the 
Camden LGA. 

Mammals Pseudomys 
novaehollandiae 

New Holland 
Mouse 

 V Occurs in disjunct, coastal 
populations from Tasmania 
to Queensland. In NSW 
inhabits a variety of coastal 
habitats including heathland, 
woodland, dry sclerophyll 
forest with a dense shrub 
layer and vegetated sand 
dunes. Populations may 
recolonise/ increase in size 
in regenerating native 
vegetation after wildfire, 
clearing and sandmining. 
Presence strongly correlated 
with understorey vegetation 
density, and high floristic 
diversity in regenerating 
heath. 

Species or 
species' habitat 
may occur occur 
within 10km (DotE 
2016a) 

Nil. No suitable 
habitat present. No 
local records. 
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Mammals Dasyurus 
maculatus 

Spotted-tailed 
Quoll 

V E Inhabits a range of 
environments including 
rainforest, open forest, 
woodland, coastal heath and 
inland riparian forest, from 
the sub-alpine zone to the 
coastline.  Den sites are in 
hollow-bearing trees, fallen 
logs, small caves, rock 
crevices, boulder fields and 
rocky-cliff faces. Females 
occupy home ranges of up 
to 750 ha and males up to 
3,500 ha, usually traversed 
along densely vegetated 
creek lines.  

2 records within 
10km (OEH 
2016a);Species or 
species' habitat 
likely to occur 
within 10km (DotE 
2016a) 

Unlikely. Limited 
potential habitat 
present. More likely 
to occur in larger 
remnant patches 
elsewhere in the 
locality or along the 
Nepean River 
corridor. 

Mammals Petrogale 
penicillata 

 E V Occurs from the Shoalhaven 
north to the Queensland 
border. Now mostly extinct 
west of the Great Dividing 
Range, except in the 
Warrumbungles and Mt 
Kaputar. Occurs on rocky 
escarpments, outcrops and 
cliffs with a preference for 
complex structures with 
fissures, caves and ledges 
facing north. Diet consists of 
vegetation in adjacent to 
rocky areas eating grasses 
and forbs as well as the 
foliage and fruits of shrubs 
and trees.  

Species or 
species' habitat 
likely to occur 
occur within 10km 
(DotE 2016a) 

Nil. No suitable 
habitat present. No 
local records. 



 

GHD | Cobbitty PP Specialist Studies – Ecological Constraints, 2125925 

Class Scientific name Common name TSC Status EPBC Status Habitat association Source Likelihood of 
occurrence in the 
study area 

Mammals Miniopterus 
schreibersii 
oceanensis 

Eastern 
Bentwing-bat 

V   Generally occurs east of the 
Great Dividing Range along 
NSW coast. Inhabits various 
habitats from open 
grasslands to woodlands, 
wet and dry sclerophyll 
forests and rainforest. 
Essentially a cave bat but 
may also roost in road 
culverts, stormwater tunnels 
and other man-made 
structures. Only four known 
maternity caves in NSW, 
near Wee Jasper, Bungonia, 
Kempsey and Texas. 
Females may travel 
hundreds of kilometres to 
the nearest maternal colony. 

42 records within 
10km (OEH 
2016a) 

Likely. Would 
regularly forage over 
the study area. No 
breeding habitat 
present. No suitable 
roosting habitat 
present. 

Mammals Falsistrellus 
tasmaniensis 

Eastern False 
Pipistrelle 

V   Occurs on southeast coast 
and ranges. Prefers tall 
(>20m) and wet forest with 
dense understorey. Absent 
from small remnants, 
preferring continuous forest 
but can move through 
cleared landscapes and may 
forage in open areas. 
Roosts in hollow trunks of 
Eucalypts, underneath bark 
or in buildings. Forages in 
gaps and spaces within 
forest, with large foraging 
range (12 km foraging 
movements recorded). 

9 records within 
10km (OEH 
2016a) 

Possible. May forage 
on occasion in the 
study area. More 
likely to occur in 
larger remnant 
patches elsewhere 
in the locality or 
along the Nepean 
River corridor. 
Unlikely to breed in 
the study area given 
limited foraging 
habitat and small 
patch sizes. 
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Mammals Mormopterus 
norfolkensis 

Eastern 
Freetail-bat 

V   Occurs in dry sclerophyll 
forest and woodland east of 
the Great Dividing Range. 
Forages in natural and 
artificial openings in 
vegetation, typically within a 
few kilometres of its roost. 
Roosts primarily in tree 
hollows but also recorded 
from man-made structures 
or under bark. 

48 records within 
10km (OEH 
2016a) 

Likely. May forage in 
the study area. May 
roost in hollow-
bearing trees in the 
study area. 

Mammals Scoteanax 
rueppellii 

Greater Broad-
nosed Bat 

V   Occurs on the east coast 
and Great Dividing Range. 
Inhabits a variety of habitats 
from woodland to wet and 
dry sclerophyll forests and 
rainforest, also remnant 
paddock trees and timber-
lined creeks, typically below 
500m ASL. Forages in 
relatively uncluttered areas, 
using natural or man-made 
openings in denser habitats. 
Usually roosts in tree 
hollows or fissures but also 
under exfoliating bark or in 
the roofs of old buildings. 
Females congregate in 
maternal roosts in suitable 
hollow trees . 

9 records within 
10km (OEH 
2016a) 

Likely. May forage in 
the study area. May 
roost in hollow-
bearing trees in the 
study area. 
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Class Scientific name Common name TSC Status EPBC Status Habitat association Source Likelihood of 
occurrence in the 
study area 

Mammals Pteropus 
poliocephalus 

Grey-headed 
Flying-fox 

V V Roosts in camps within 20 
km of a regular food source, 
typically in gullies, close to 
water and in vegetation with 
a dense canopy.  Forages in 
subtropical and temperate 
rainforests, tall sclerophyll 
forests and woodlands, 
heaths, swamps and street 
trees, particularly in 
eucalypts, melaleucas and 
banksias. Highly mobile with 
movements largely 
determined by food 
availability. Will also forage 
in urban gardens and 
cultivated fruit crops. 

31 records within 
10km (OEH 
2016a);Roosting 
known to occur 
within 10km (DotE 
2016a) 

Likely. Would forage 
in the subject site 
when eucalypts are 
in flower or planted 
fruit trees are in fruit. 
A colony is known 
from Brownlow Hill, 
about 2.5km to the 
SW of the study 
area. 

Mammals Chalinolobus 
dwyeri 

Large-eared 
Pied Bat 

V V Occurs from the coast to the 
western slopes of the divide. 
Largest numbers of records 
from sandstone escarpment 
country in the Sydney Basin 
and Hunter Valley. Roosts in 
caves and mines and most 
commonly recorded from dry 
sclerophyll forests and 
woodlands. An insectivorous 
species that flies over the 
canopy or along creek beds. 
In southern Sydney appears 
to be largely restricted to the 
interface between sandstone 
escarpments and fertile 
valleys. 

10 records within 
10km (OEH 
2016a);Species or 
species' habitat 
known to occur 
within 10km (DotE 
2016a) 

Unlikely. Limited 
forested habitat 
present. Limited 
connectivity with 
sandstone 
escarpment country. 
No breeding habitat 
present. 
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Class Scientific name Common name TSC Status EPBC Status Habitat association Source Likelihood of 
occurrence in the 
study area 

Mammals Miniopterus 
australis 

Little Bentwing-
bat 

V   Occurs from Cape York to 
Sydney. Inhabits rainforests, 
wet and dry sclerophyll 
forests, paperbark swamps 
and vine thickets. Only one 
maternity cave known in 
NSW, shared with Eastern 
Bentwing-bats at Willi Willi, 
near Kempsey. Outside 
breeding season roosts in 
caves, tunnels and mines 
and has been recorded in a 
tree hollow on one occasion. 
Forages for insects beneath 
the canopy of well-timbered 
habitats. 

6 records within 
10km (OEH 
2016a) 

Possible. May forage 
on occasion in the 
study area. More 
likely to occur in 
larger remnant 
patches elsewhere 
in the locality or 
along the Nepean 
River corridor. No 
breeding or roosting 
habitat present. 

Mammals Myotis macropus Southern 
Myotis 

V   Mainly coastal but may 
occur inland along large 
river systems. Usually 
associated with permanent 
waterways at low elevations 
in flat/undulating country, 
usually in vegetated areas. 
Forages over streams and 
watercourses feeding on fish 
and insects from the water 
surface. Roosts in a variety 
of habitats including caves, 
mine shafts, hollow-bearing 
trees, stormwater channels, 
buildings, under bridges and 
in dense foliage, typically in 
close proximity to water.  

16 records within 
10km (OEH 
2016a) 

Likely. Would forage 
above farm dams on 
occasion. No 
breeding habitat 
present. May roost in 
hollow-bearing trees 
in the study area. 



 

GHD | Cobbitty PP Specialist Studies – Ecological Constraints, 2125925 

Class Scientific name Common name TSC Status EPBC Status Habitat association Source Likelihood of 
occurrence in the 
study area 

Mammals Saccolaimus 
flaviventris 

Yellow-bellied 
Sheathtail-bat 

V   Migrates from tropics to SE 
Aus in summer. Forages 
across a range of habitats 
including those with and 
without trees, from wet and 
dry sclerophyll forest, open 
woodland, Acacia shrubland, 
mallee, grasslands and 
desert.  Roosts communally 
in large tree hollows and 
buildings.  

5 records within 
10km (OEH 
2016a) 

Likely. May forage in 
the study area. May 
roost in hollow-
bearing trees in the 
study area. 

Reptiles Hoplocephalus 
bungaroides 

Broad-headed 
Snake 

E V Nocturnal, sheltering in rock 
crevices and under flat 
sandstone rocks on exposed 
cliff edges during autumn, 
winter, and spring, moving to 
shelters in hollows of large 
trees within 200 m of 
escarpments in summer. 
Feeds mostly on geckos and 
small skinks, and 
occasionally on frogs and 
small mammals. 

Species or 
species' habitat 
likely to occur 
within 10km (DotE 
2016a) 

Nil. No suitable 
habitat present. No 
local records. 

Frogs Heleioporus 
australiacus 

Giant 
Burrowing Frog 

V V Occurs along the coast and 
eastern slopes of the Great 
Dividing Range south from 
Wollemi National Park. 
Appears to exist as two 
populations with a 100 km 
gap in records between 
Jervis Bay and Eden. 
Northern population occurs 
on sandy soils supporting 
heath, woodland or open 

4 records within 
10km (OEH 
2016a);Species or 
species' habitat 
likely to occur 
within 10km (DotE 
2016a) 

Nil. No suitable 
habitat present. 
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Class Scientific name Common name TSC Status EPBC Status Habitat association Source Likelihood of 
occurrence in the 
study area 

forest. Breeds in ephemeral 
to intermittent streams with 
persistent pools. Only 
infrequently moves to 
breeding sites, most 
commonly found on ridges 
away from creeks, several 
hundred metres from water.  

Frogs Litoria aurea Green and 
Golden Bell 
Frog 

E V Formerly occurred from 
Brunswick Heads to Victoria, 
but >80% populations now 
extinct. Inhabits marshes, 
natural and artificial 
freshwater to brackish 
wetlands, dams and in 
stream wetlands. Prefers 
sites containing cumbungi 
(Typha spp.) or spike rushes 
(Eleocharis spp.), which are 
unshaded and have a 
grassy area and/or rubble as 
shelter/refuge habitat 
nearby. Gambusia holbrooki 
is a key threat as they feed 
on Green and Golden Bell 
Frog eggs and tadpoles.  

2 records within 
10km (OEH 
2016a);Species or 
species' habitat 
may occur within 
10km (DotE 
2016a) 

Nil. No extant local 
populations known 
from the area. No 
suitable habitat 
present. 

Frogs Litoria raniformis Growling Grass 
Frog 

E V Currently, the species is 
known to exist only in 
isolated populations in the 
Coleambally Irrigation Area, 
the Lowbidgee floodplain 
and around Lake Victoria. 
Usually found in or around 
permanent or ephemeral 

Species or 
species' habitat 
may occur occur 
within 10km (DotE 
2016a) 

Nil. Outside known 
range.  
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Class Scientific name Common name TSC Status EPBC Status Habitat association Source Likelihood of 
occurrence in the 
study area 

Black Box/Lignum/Nitre 
Goosefoot swamps, 
Lignum/Typha swamps and 
River Red Gum swamps or 
billabongs along floodplains 
and river valleys. They are 
also found in irrigated rice 
crops, particularly where 
there is no available natural 
habitat. 

Fish Prototroctes 
maraena 

Australian 
Grayling 

E V Occurs in coastal rivers and 
streams south from the 
Shoalhaven River. Inhabits 
estuarine waters and coastal 
seas as larvae/juveniles, 
and freshwater rivers and 
streams as adults. Most of 
their lives are spent in 
freshwater rivers and 
streams in cool, clear waters 
with a gravel substrate and 
alternating pool and riffle 
zones, however can also 
occur in turbid water. The 
species can penetrate well 
inland, being recorded over 
100 km inland from the sea. 

Species or 
species' habitat 
likely to occur 
within 10km (DotE 
2016a) 

Nil. Outside known 
range.  
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Class Scientific name Common name TSC Status EPBC Status Habitat association Source Likelihood of 
occurrence in the 
study area 

Fish Macquaria 
australasica 

Macquarie 
Perch 

E E Occurs in the upper reaches 
of the Lachlan, 
Murrumbidgee and Murray 
Rivers, and in parts of the 
Hawkesbury and 
Shoalhaven catchment 
areas. Inhabits river and 
lake habitats, especially the 
upper reaches of rivers and 
their tributaries. Requires 
clear water with deep, rocky 
holes and abundant cover 
(including aquatic 
vegetation, woody debris, 
large boulders and 
overhanging banks). 
Spawning occurs in spring 
and summer in shallow 
upland streams or flowing 
sections of river systems. 

Species or 
species' habitat 
may occur occur 
within 10km (DotE 
2016a) 

Nil. No suitable 
habitat present. 

Gastropods Meridolum 
corneovirens 

Cumberland 
Plain Land 
Snail 

E   Occurs within a small area of 
the Cumberland Plain, from 
Richmond and Windsor to 
Picton. Found primarily 
under litter of bark, leaves 
and logs, or in loose soil 
around grass clumps within 
Cumberland Plain 
Woodland. Has also been 
found under rubbish. Feeds 
on fungus. During periods of 
drought can burrow into the 
soil to escape the dry 
conditions. 

52 records within 
10km (OEH 
2016a) 

Present. Snails 
recorded in the large 
woodland patch and 
along Chittick Lane. 
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Class Scientific name Common name TSC Status EPBC Status Habitat association Source Likelihood of 
occurrence in the 
study area 

Gastropods Pommerhelix 
duralensis 

Dural Land 
Snail 

 E This species is a shale-
influenced habitat specialist, 
which occurs in low densities 
along the northwest fringes 
of the Cumberland Plain on 
shale-sandstone transitional 
landscapes. The species 
has been observed resting 
in exposed areas, such as 
on exposed rock or leaf litter, 
however it will also shelter 
beneath leaves, rocks and 
light woody debris. The 
majority of confirmed 
records for the species occur 
within The Hills Shire LGA. 
The species is also found 
within the Local Government 
Areas of Blue Mountains 
City, Penrith City, Hornsby 
Shire and Parramatta City. 

Species or 
species' habitat 
likely to occur 
within 10km (DotE 
2016a) 

Nil. Not known to 
occur south of 
Mulgoa. No suitable 
shale/sandstone 
transition vegetation 
present. 
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Likelihood of occurrence of migratory species within the study area 

Scientific 
name 

Common 
name 

TSC 
Status 

EPBC 
Status 

Habitat association Source Likelihood of occurrence 
in the study area 

Monarcha 
melanopsis 

Black-faced 
Monarch 

  Found along the coast of eastern Australia, becoming 
less common further south. Found in rainforests, eucalypt 
woodlands, coastal scrub and damp gullies. It may be 
found in more open woodland when migrating. Resident 
in the north of its range, but is a summer breeding migrant 
to coastal south-eastern Australia, arriving in September 
and returning northwards in March. It may also migrate to 
Papua New Guinea in autumn and winter. 

Species or 
species' habitat 
known to occur 
within 10km 
(DotE 2016a) 

Possible. May forage on 
occasion in the study 
area.  

Cuculus 
optatus 

Oriental 
Cuckoo 

 J,K This species migrates to northern and eastern Australia in 
the warmer months. Occurs south to the Shoalhaven 
area. Occurs in a range of habitats, including monsoon 
forest, rainforest edges, leafy trees in paddocks, river 
flats, roadsides and mangroves.  

Species or 
species' habitat 
may occur 
within 10km 
(DotE 2016a) 

Possible. May forage on 
occasion in the study 
area.  

Rhipidura 
rufifrons 

Rufous 
Fantail 

  Found along NSW coast and ranges. Inhabits rainforest, 
dense wet forests, swamp woodlands and mangroves. 
During migration, it may be found in more open habitats 
or urban areas (Birds Australia 2008). 

Species or 
species' habitat 
known to occur 
within 10km 
(DotE 2016a) 

Likely. May forage on 
occasion in the study 
area.  

Myiagra 
cyanoleuca 

Satin 
Flycatcher 

  In NSW widespread on and east of the Great Divide, 
sparsely scattered on the western slopes, very occasional 
records on the western plains. Inhabit heavily vegetated 
gullies in eucalypt-dominated forests and taller 
woodlands, often near wetlands and watercourses. On 
migration, occur in coastal forests, woodlands, 
mangroves and drier woodlands and open forests. 
Generally not in rainforests. 

Species or 
species' habitat 
known to occur 
within 10km 
(DotE 2016a) 

Likely. May forage on 
occasion in the study 
area.  Could breed in the 
study area. 

Monarcha 
trivirgatus 

Spectacled 
Monarch 

  The Spectacled Monarch is found in coastal north-eastern 
and eastern Australia, including coastal islands, from 
Cape York, Queensland to Port Stephens, New South 
Wales. It is much less common in the south. Prefers thick 
understorey in rainforest, wet gullies and waterside 
vegetation as well as mangroves. 

Species or 
species' habitat 
known to occur 
within 10km 
(DotE 2016a) 

Possible. May forage on 
occasion in the study 
area.  
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Scientific 
name 

Common 
name 

TSC 
Status 

EPBC 
Status 

Habitat association Source Likelihood of occurrence 
in the study area 

Hirundapus 
caudacutus 

White-
throated 
Needletail 

  Recorded along NSW coast to the western slopes and 
occasionally from the inland plains. Breeds in northern 
hemisphere. Almost exclusively aerial while in Australia. 
Occur above most habitat types, but are more frequently 
recorded above more densely vegetated habitats 
(rainforest, open forest and heathland) than over 
woodland or treeless areas. 

Species or 
species' habitat 
known to occur 
within 10km 
(DotE 2016a) 

Possible. May forage on 
occasion above the study 
area.  

Motacilla 
flava 

Yellow 
Wagtail 

 C,J,K This species breeds in temperate Europe and Asia. They 
occur within Australia in open country habitat with 
disturbed ground and some water. Recorded in short 
grass and bare ground, swamp margins, sewage ponds, 
saltmarshes, playing fields, airfields, ploughed land and 
town lawns.  

Species or 
species' habitat 
may occur 
within 10km 
(DotE 2016a) 

Unlikely. Very few records 
from Australia. 

Gallinago 
hardwickii 

Latham's 
Snipe 

 J, K Occurs along the coast and west of the Great Dividing 
Range. Non breeding visitor to Australia. Inhabit 
permanent and ephemeral wetlands up to 2000 m ASL. 
Typically in open, freshwater wetlands with low, dense 
vegetation (incl. swamps, flooded grasslands and 
heathlands). Can also occur in saline/brackish habitats 
and in modified or artificial habitats close to human 
activity. 

Species or 
species' habitat 
may occur 
within 10km 
(DotE 2016a) 

Present. One individual 
observed at a large dam 
immediately adjacent to 
the study area. Would 
forage on occasion in the 
area. 
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Flora species recorded within plots in the study area 

Family Exotic Scientific Name Common Name TSC 
Status 

EPBC 
Status 

Amaranthaceae  Alternanthera denticulata Lesser Joyweed - - 

Myrsinaceae * Anagallis arvensis Scarlet Pimpernel - - 

Apocynaceae * Araujia sericifera Moth Vine - - 

Poaceae  Aristida ramosa Purple Wiregrass - - 

Poaceae  Aristida vagans Threeawn Speargrass - - 

Anthericaceae  Arthropodium milleflorum Pale Vanilla-lily - - 

Anthericaceae  Arthropodium minus Small Vanilla Lily - - 

Asparagaceae * Asparagus aethiopicus Asparagus Fern - - 

Asparagaceae * Asparagus asparagoides Bridal Creeper - - 

Rubiaceae  Asperula conferta Common Woodruff - - 

Asteraceae * Bidens pilosa Cobbler's Pegs - - 

Poaceae * Briza minor Shivery Grass - - 

Poaceae * Bromus catharticus Prairie Grass - - 

Acanthaceae  Brunoniella australis Blue Trumpet - - 

Pittosporaceae  Bursaria spinosa Native Blackthorn - - 

Anthericaceae  Caesia parviflora Pale Grass-lily - - 

Asteraceae  Calotis lappulacea Yellow Burr-daisy - - 

Casuarinaceae  Casuarina glauca Swamp Oak - - 

Gentianaceae * Centaurium erythraea Common Centaury - - 

Gentianaceae * Centaurium tenuiflorum Branched Centaury, Slender 
centaury 

- - 

Adiantaceae  Cheilanthes sieberi Rock Fern - - 

Poaceae  Chloris truncata Windmill Grass - - 

Poaceae * Chloris virgata Feathertop Rhodes Grass - - 
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Family Exotic Scientific Name Common Name TSC 
Status 

EPBC 
Status 

Asteraceae * Cirsium vulgare Spear Thistle - - 

Ranunculaceae  Clematis aristata Old Man's Beard - - 

Commelinaceae  Commelina cyanea Native Wandering Jew - - 

Asteraceae * Conyza bonariensis Flaxleaf Fleabane - - 

Apiaceae * Cyclospermum leptophyllum Slender Celery - - 

Poaceae  Cynodon dactylon Common Couch - - 

Cyperaceae  Cyperus gracilis Slender Flat-sedge - - 

Apiaceae  Daucus glochidiatus Native Carrot - - 

Phormiaceae  Dianella longifolia Blueberry Lily - - 

Poaceae  Dichelachne micrantha Shorthair Plumegrass - - 

Convolvulaceae  Dichondra repens Kidney Weed - - 

Poaceae * Ehrharta erecta Panic Veldtgrass - - 

Chenopodiaceae  Einadia hastata Berry Saltbush - - 

Poaceae  Elymus scaber Common Wheatgrass - - 

Poaceae  Entolasia marginata Bordered Panic - - 

Poaceae  Eragrostis brownii Brown's Lovegrass - - 

Poaceae * Eragrostis curvula African Lovegrass - - 

Myoporaceae  Eremophila debilis Amulla - - 

Myrtaceae  Eucalyptus fibrosa Red Ironbark - - 

Myrtaceae  Eucalyptus moluccana Grey Box - - 

Myrtaceae  Eucalyptus tereticornis Forest Red Gum - - 

Asteraceae  Euchiton gymnocephalus Creeping Cudweed - - 

Asteraceae  Euchiton involucratus Star Cudweed - - 

Asteraceae  Euchiton sphaericus Star Cudweed - - 

Geraniaceae  Geranium solanderi Native Geranium - - 

Fabaceae (Faboideae)  Glycine clandestina Twining glycine - - 
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Family Exotic Scientific Name Common Name TSC 
Status 

EPBC 
Status 

Fabaceae (Faboideae)  Glycine tabacina Variable Glycine - - 

Apocynaceae * Gomphocarpus fruticosus Narrow-leaved Cotton Bush - - 

Goodeniaceae  Goodenia hederacea Ivy Goodenia - - 

Apiaceae  Hydrocotyle sp.  - - 

Clusiaceae  Hypericum gramineum Small St John's Wort - - 

Clusiaceae * Hypericum perforatum St. John’s Wort - - 

Asteraceae * Hypochaeris radicata Catsear - - 

Juncaceae  Juncus usitatus  - - 

Myrtaceae  Kunzea ambigua Tick Bush - - 

Asteraceae  Lagenophora stipitata Common Lagenophora - - 

Verbenaceae * Lantana camara Lantana - - 

Oleaceae * Ligustrum sinense Small-leaved Privet - - 

Poaceae * Lolium perenne Perennial Ryegrass - - 

Lomandraceae  Lomandra filiformis Wattle Matt-rush - - 

Lomandraceae  Lomandra multiflora subsp. 
multiflora 

Many-flowered Mat-rush - - 

Solanaceae * Lycium ferocissimum African Boxthorn - - 

Poaceae  Microlaena stipoides Weeping Grass - - 

Oleaceae * Olea europaea subsp. africanus African Olive - - 

Poaceae  Oplismenus aemulus  - - 

Oxalidaceae  Oxalis perennans  - - 

Oxalidaceae  Oxalis sp.  - - 

Asteraceae  Ozothamnus diosmifolius White Dogwood - - 

Poaceae * Paspalum dilatatum Paspalum - - 

Poaceae * Pennisetum clandestinum Kikuyu Grass - - 

Polygonaceae  Persicaria decipiens Slender Knotweed - - 
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Family Exotic Scientific Name Common Name TSC 
Status 

EPBC 
Status 

Poaceae  Phragmites australis Common Reed - - 

Phyllanthaceae  Phyllanthus virgatus Wiry Spurge - - 

Thymelaeaceae  Pimelea linifolia Slender Rice Flower - - 

Plantaginaceae  Plantago debilis Shade Plantain - - 

Plantaginaceae  Plantago gaudichaudii Narrow Plantain - - 

Plantaginaceae * Plantago lanceolata Lamb's Tongues - - 

Plantaginaceae  Plantago varia  - - 

Asteraceae  Podolepis jaceoides Showy Copper-wire Daisy - - 

Rubiaceae  Pomax umbellata Pomax - - 

Lobeliaceae  Pratia purpurascens Whiteroot - - 

Acanthaceae  Pseuderanthemum variabile Pastel Flower - - 

Polygonaceae  Rumex brownii Swamp Dock - - 

Poaceae  Rytidosperma pilosum Smooth-flowered Wallaby Grass - - 

Poaceae  Rytidosperma tenuius A Wallaby Grass - - 

Asteraceae * Senecio madagascariensis Fireweed - - 

Malvaceae * Sida rhombifolia Paddy's Lucerne - - 

Solanaceae * Solanum nigrum Black-berry Nightshade - - 

Solanaceae  Solanum prinophyllum Forest Nightshade - - 

Solanaceae * Solanum pseudocapsicum Madeira Winter Cherry - - 

Asteraceae  Solenogyne bellioides Solengyne - - 

Asteraceae * Sonchus oleraceus Common Sowthistle - - 

Poaceae  Sporobolus creber Slender Rat's Tail Grass - - 

Stackhousiaceae  Stackhousia viminea Slender Stackhousia - - 

Poaceae  Themeda australis Kangaroo Grass - - 

Commelinaceae * Tradescantia fluminensis Wandering Jew - - 

Anthericaceae  Tricoryne elatior Yellow Autumn-lily - - 
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Family Exotic Scientific Name Common Name TSC 
Status 

EPBC 
Status 

Fabaceae (Faboideae) * Trifolium repens White Clover - - 

Fabaceae (Faboideae) * Trifolium sp. A Clover - - 

Verbenaceae * Verbena bonariensis Purpletop - - 

Asteraceae  Vernonia cinerea  - - 

Plantaginaceae * Veronica arvensis Wall Speedwell - - 

Plantaginaceae  Veronica plebeia Trailing Speedwell - - 

Campanulaceae  Wahlenbergia gracilis Sprawling Bluebell - - 

Fabaceae (Faboideae)  Zornia dyctiocarpa var. dyctiocarpa Zornia - - 

* = exotic 
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Fauna species recorded within the study area 

Exotic Scientific Name Common Name NSW 
Status 

EPBC 
Status 

Wooded 
agricultural 
land 

Woodland Dams Riparian 
corridor 

Amphibians

 Limnodynastes peronii Brown-striped Frog  -   W  

 Crinia signifera Common Eastern Froglet  -    W 

 Litoria fallax Eastern Dwarf Tree Frog  -  W W  

Birds 

 Tachybaptus novaehollandiae Australasian Grebe  -   O  

 Alisterus scapularis Australian King-parrot  -  O   

 Cracticus tibicen Australian Magpie  - O    

 Corvus coronoides Australian Raven  - O O   

 Acrocephalus australis Australian Reed-warbler  -   W  

 Geopelia humeralis Bar-shouldered Dove R -  O  W 

 Manorina melanophrys Bell Miner  - O O   

 Cygnus atratus Black Swan  -   O  

 Coracina novaehollandiae Black-faced Cuckoo-shrike  - W O   

 Gerygone mouki Brown Gerygone  -    W 

 Ardea ibis Cattle Egret  C,J O    

* Sturnus tristis Common Myna - - O    

* Sturnus vulgaris Common Starling - - O O   

 Ocyphaps lophotes Crested Pigeon  - O    

 Eurystomus orientalis Dollarbird  - O O   

 Gallinula tenebrosa Dusky Moorhen  -   O  

 Platycercus eximius Eastern Rosella  - O    

 Platycercus eximius Eastern Rosella  -  O   

 Psophodes olivaceus Eastern Whipbird  -    W 
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Exotic Scientific Name Common Name NSW 
Status 

EPBC 
Status 

Wooded 
agricultural 
land 

Woodland Dams Riparian 
corridor 

* Turdus merula Eurasian Blackbird - -  O   

 Lichenostomus fuscus Fuscous Honeyeater R -  O   

 Eolophus roseicapillus Galah  - O    

 Cracticus torquatus Grey Butcherbird  - O    

 Rhipidura albiscapa Grey Fantail  -    O 

 Anas gracilis Grey Teal  -   O  

 Microeca fascinans Jacky Winter R -  O   

 Gallinago hardwickii Latham's Snipe R C,J,K   O  

 Dacelo novaeguineae Laughing Kookaburra  - O O   

 Cacatua sanguinea Little Corella  - O    

 Egretta garzetta Little Egret  -   O  

 Grallina cyanoleuca Magpie-lark  - O O   

 Manorina melanocephala Noisy Miner  - O O   

 Anas superciliosa Pacific Black Duck  -   O  

 Falco peregrinus Peregrine Falcon R -  O   

 Porphyrio porphyrio Purple Swamphen  -   O  

 Trichoglossus haematodus Rainbow Lorikeet  - O    

 Anthochaera carunculata Red Wattlebird  -  O   

 Psephotus haematonotus Red-rumped Parrot  - O    

* Pycnonotus jocosus Red-whiskered Bulbul  -    O 

 Myiagra inquieta Restless Flycatcher R -  O   

 Platalea regia Royal Spoonbill  -   O  

 Pachycephala rufiventris Rufous Whistler  -    W 

 Todiramphus sanctus Sacred Kingfisher  -  O   

 Ptilonorhynchus violaceus Satin Bowerbird  -  O   
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Exotic Scientific Name Common Name NSW 
Status 

EPBC 
Status 

Wooded 
agricultural 
land 

Woodland Dams Riparian 
corridor 

 Acanthiza lineata Striated Thornbill  -  W   

 Cacatua galerita Sulphur-crested Cockatoo  -  O   

 Malurus cyaneus Superb Fairy-wren  -  O   

 Petrochelidon nigricans Tree Martin  -  O   

 Hirundo neoxena Welcome Swallow  -  O   

 Haliastur sphenurus Whistling Kite R - O    

 Egretta novaehollandiae White-faced heron  -   O  

 Lichenostomus penicillatus White-plumed Honeyeater  -  O   

 Gerygone olivacea White-throated Gerygone  - W W   

 Corcorax melanorhamphos White-winged Chough R - O W   

 Rhipidura leucophrys Willie Wagtail  - O O   

 Lichenostomus chrysops Yellow-faced Honeyeater  -    O 

 Calyptorhynchus funereus Yellow-tailed Black-cockatoo  - O    

Gastropods

 Meridolum corneovirens Cumberland Plain Land Snail E -  O   

* Cantareus aspersa Garden Snail - - O    

Mammals

* Lepus capensis Brown Hare - - O    

 Trichosurus vulpecula Common Brushtail Possum  - F    

 Vombatus ursinus Common Wombat  -    F 

 Macropus giganteus Eastern Grey Kangaroo  -  O   

* Capra hircus Goat - -    K 

* Oryctolagus cuniculus Rabbit - -  O   

Reptiles 

 Cryptoblepharus virgatus Cream-striped Shinning-skink  -  O   



 

GHD | Cobbitty PP Specialist Studies – Ecological Constraints, 2125925 

Exotic Scientific Name Common Name NSW 
Status 

EPBC 
Status 

Wooded 
agricultural 
land 

Woodland Dams Riparian 
corridor 

 Varanus varius Lace Monitor  - F    

 Lampropholis sp. unidentified grass skink  -  O   

Key:  

E – endangered 

M – migratory 

V – vulnerable 

R – regionally significant species in Western Sydney 

* – exotic 

Observation Codes 

B – burrow 

E – nest 

F – tracks/scratchings 

H – skin 

K – dead 

O – observed 

P – scat 

R – road kill  

W - heard 
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ATTACHMENT “D” 

CONSISTENCY WITH DRAFT SOUTH WEST DISTRICT PLAN 

PRIORITIES (Overview) 

 

 

  



Consistency with Greater Sydney Commission’s Draft South West District Plan 
 

Productivity Priorities: Comments: 

PP1. Create high quality urban amenity across 
the Western City 

The Cobbitty Village Planning Proposal and 
Masterplan focus on an enhanced Village Core which 
currently doesn’t exist. The series of disparate 
community buildings and former “cricket paddock” 
and immediate globe lands form the nucleus of a small 
village core. 

A new “village green” meeting and recreation space 
is to be reinforced as in an English Village by 
integrated medium density residential development 
(Refer to 7.7.1 in the Masterplan) 

To facilitate this strong sense of place an underpinning 
urban design framework will be developed in 
partnership with Council and the community. 

PP2. Manage growth and change in strategic 
and district centres, and, as relevant, local 
centres 

 

 

 

 

 

 

The new Cobbitty Village vision will complement the 
evolution of higher order centres. The centre will 
meet convenience needs at a local level in a community 
building context and will contribute in a limited positive 
manner to local employment aspirations at a likely 
boutique scale. 

A significant focus will be afforded the public realm and 
the principles of CPTED will be to the fore. 

The higher intensity of the Village core (as described 
at PPI will immediately transition to the low-density 
modules which are linked by a natural system 
“skeleton” and select integrated cycleway and walkway 
provision. 

PP3. Prioritise the provision of retail floor 
space in centres 

The new Cobbitty Village vision will need to be 
recognised in future local retail and commercial 
planning strategies developed by Council. 

As cited above it will be a boutique node focussed 
upon the provision of a limited range of convenience 
goods and services to the immediate community. 

It may also service increasing tourist numbers 
frequenting the Camden and Cobbitty locale to 
experience its remnant colonial heritage experience 
including the Cobbitty glebe lands, local cultivated 
agricultural landscapes and university rural research 
facilities. 

No significant adverse impacts are envisaged for the 
existing and planned centres and their 



development/evolution. 

The centre will have a high public realm focus, as 
championed in PP3 and elaborated on previously. 

Positive net social, economic and environmental 
benefits will accrue over time. 

PP4. Protect and support employment and 
urban services land 

Employment and urban service lands are not 
imperilled by the Planning Proposal and Masterplan. 
The subject lands are not presently zoned for 
employment generating and services purposes. 

 

 

Liveability Priorities: Comments: 

LP1. Deliver South West District’s five-
year housing targets 

Camden Council is noted to have sufficient capacity, 
inclusive of planned infrastructure to readily address 
the five-year housing target. 

The composition of future housing supply inclusive of 
attention to affordability and diversity is not readily 
identifiable. 

The Cobbitty Village Planning Proposal will 
significantly enhance Council’s ability to ensure 
opportunities for low density lifestyle housing are 
available over time. 

In this regard the Planning Proposal can only assist 
Council with its housing targets toward the end of the 
5-year time horizon and beyond. 

LP2. Deliver housing diversity Beyond the medium density reinforced Village Core 
the Structure Plan identifies lot sizes including 220m2 
1,500m2, 2,000m2 4,000m2 and 10 ha. These 
allotments are to provide for highly desirable housing 
opportunities which are currently in limited supply in 
the Camden and Greater Macarthur and will come 
under increasing demand as the Western City evolves 
(Refer to Annexure “E”) 

LP3. Implement the Affordable Rental Housing 
Target 

The Cobbitty Planning Proposal and Masterplan does 
not have an affordable rental housing focus. It 
expressly targets an underprovided lifestyle housing 
market. 

Notwithstanding, opportunities for secondary 
dwellings and seniors housing will likely be realised at 
a modest scale. 

LP4. Increase social housing provision The subject Planning Proposal does not include land 
owned or controlled by public or community housing 
providers. 



LP5. Develop guidelines for safe and healthy 
built environments 

The Cobbitty Village Planning Proposal and 
Masterplan apply to land which appears not to be 
subject to any significant land contamination issues. 

Additionally, the Masterplan has a major focus on 
providing high amenity public access to riparian and 
woodland corridors and the movement along them 
via formalised pedestrian/cycle paths. Similar 
opportunities to move to the expanded village core 
are also proposed, walking and cycling in a low density 
rural residential neighbourhood is clearly an 
underpinning design tennet. 

LP6. Facilitate enhanced walking and 
cycling connections 

Refer to LP5 above 

LP7. Conserve heritage and unique local 
characteristics 

The Cobbitty Village Planning Proposal and 
Masterplan seek to conserve important elements of 
the setting of the significant glebe related properties 
and facilitate enhanced public understanding of them 
through their integration and interpretation in the 
Village core precinct. 

Other heritage items beyond the immediate Planning 
Proposal precinct are importantly not adversely 
impacted either. 

No heritage buildings are in need of exploring 
adaptive reuse opportunities. 

The proposed conservation of extensive riparian and 
woodland precincts will assist in protecting areas of 
potential past aboriginal utilisation 

In summary, the Proposal will largely protect 
Aboriginal, cultural and natural heritage and places, 
space and qualities comprising the Cobbitty Village, 
which are valued by the community and visitors. 

LP8. Foster the creative arts and culture The new Village Centre will offer a further 
opportunity to experience arts and culture for which 
Cobbitty has a significant local reputation. 

An integrated enhanced Masterplan incorporating a 
focus on the public realm particularly in the context 
of the new Village Centre should accompany the 
Cobbitty Village Planning Proposal as it is progressed 
and implemented. 

LP9. Share resources and spaces. 

Relevant planning authorities should 
consider the delivery of shared local 
facilities such as community hubs, cultural 
facilities and public libraries as 
multifunctional shared spaces. 

Limited opportunities exist for shared local facilities 
in the Cobbitty Village Planning Proposal. All relevant 
opportunities should, however, be explored as the 
Proposal is advanced. 



LP10. Support innovative school planning 
and delivery 

The integration with schooling opportunities is a 
matter for future discussion with the relevant 
Authorities as the Cobbitty Village Planning Proposal 
is advanced and innovative opportunities are 
explored. 

Opportunities for child care are likely to be pursued 
in the Village Centre development. 

LP11. Provide socially and culturally 
appropriate infrastructure and 
services 

The preliminary social impact assessment supporting 
the Cobbitty Village Planning Proposal did not identify 
significant impact upon social infrastructure and 
services which would not be addressed as the 
Proposal is progressed. 

Development incentives to facilitate relevant social 
infrastructure services is not considered appropriate 
in the subject context. 

 
LP12. Support planning for health infrastructure Prospects of the co-location of a GP service and child 

care and aged care services exists in the proposed 
Cobbitty Village Core and areas immediately 
proximate to it. 

LP13. Support planning for emergency services The operational and locational requirements for 
emergency services is an expectation of dialogue with 
the relevant Authorities as the Cobbitty Village 
Planning Proposal is progressed. 

LP14. Support planning for 
cemeteries and crematoria 

The operational and locational requirements of 
cemeteries and crematoria is a matter extending 
beyond the Cobbitty Village Planning Proposal. 
Notwithstanding, the potential impact should inform 
future cemetery/crematoria planning. 

 

 

Sustainability Priorities: Comments: 
SP1. Improve Protection of ridgelines and 

scenic landscapes 
The Cobbitty Village Planning Proposal does not 
adversely impact any significant ridgelines. The 
Cobbitty Hills (Cut Hill Locality) form a backdrop to 
the Proposal, beyond the Cobbitty Creek riparian 
corridor. 

The Proposal does not affect the south side of 
Cobbitty Road and accordingly is not visible from 
Camden and Ellis Lane. 

Regard has been had in the Masterplanning to ensure 
the Masterplan design is sympathetic to the scenic 
landscape qualities which characterise Cobbitty. The 
subject precinct is not visible as a landscape unit from 
the primary traffic/viewing artery of Cobbitty Road; 
whilst the precinct is visible from Cut Hill Road seek 
to ensure a sensitive layout and strategic tree 
retention. 

SP2. Maintain and improve water quality 
and waterway health 

The proposed application of Water Sensitive Urban 
Design principles to stormwater management and 



rehabilitation of riparian areas is central to the 
Cobbitty Village Planning Proposal and Masterplan. 
Improved natural systems outcomes are to be a clear 
product of implementation of the Proposal. 

SP3. Avoid and minimise impacts on 
biodiversity 

The Cobbitty Village Planning Proposal and 
Masterplan have a solid biodiversity conservation 
underpinning. A comprehensive understanding of 
biodiversity values has been established and a core 
framework, including some limited “site catchment” 
focussed offsetting, established as central to the 
Masterplan 

SP4. Align strategic planning to the vision 
for the Green Grid 

The Green Grid is not compromised by the Cobbitty 
Village Planning Proposal and Masterplan. Indeed, the 
Proposal provides an opportunity to extend the Grid 
through the proposed addition of a rehabilitated 
Cobbitty Creek system. 

SP5. Protect, enhance and extend the 
urban canopy 

Significant vegetation retention (and accordingly tree 
canopy) is a major feature of the Cobbitty Village 
Planning Proposal. 

Additionally, the size of proposed allotments 
facilitates enhanced prospects of private tree planting 
and unconstrained street tree planting. 



SP6. Discourage urban development 
in the Metropolitan Rural Area 

 

Urban development in the Metropolitan 
Rural Area is not consistent with the 
protection of the Area’s existing values. 
Conversion of land to urban residential 
development is not necessary in the short 
to medium term given the supply of land 
for housing in other parts of Greater 
Sydney, and conversion of rural land 
to suburban development does not form 
part of the housing targets that have been 
defined for the District or individual local 
government areas. 
 
In general, urban development in the 
Metropolitan Rural Area will not be 
supported unless the relevant planning 
authority has undertaken strategic 
planning in accordance with Sustainability 
Priorities 7 and 8. 
 
Relevant planning authorities should not 
support planning proposals affecting land 
currently within a RU (rural) or E 
(environmental) zone unless: 
 

• These are in areas identified in a 
regional plan or a district plan as 
urban investigation areas 

• These also form part of, or are 
identified as a result of, strategic 
planning in accordance with 
Sustainability Priorities 7 and 8 

The Cobbitty Village Planning Proposal and 
Masterplanlan do not promote full scale urban 
development actively discouraged in the subject 
sustainability principle. Rather, it promotes a limited 
lifestyle housing precinct that provides a valuable 
contribution to housing diversity. 

The Proposal importantly, as is attested to below, in 
providing “rural residential: style development 
satisfies Sustainability Priorities 7 and 8 in respect of 
the prevailing environmental, social and economic 
values. 

 
 



SP7. Consider environmental, social and economic 
values when planning for the Metropolitan 
Rural Area 

 

Agriculture and primary industries are essential 
to Greater Sydney and to the South West 
District’s economy. They need to be planned 
and protected to avoid their transition to 
higher and better uses (in financial terms) 
such as suburban residential development. 

 

In planning for the Metropolitan Rural Area, 
the relevant planning authority should 
undertake its own review of land use activities 
in the context of environmental, economic 
and social values, and consider our research 
regarding the multiple values and activities in 
their District to better understand how they 
are operating, the range of uses operating 
within them, their interdependencies, key 
constraints and opportunities to their effective 
operation and evolution. 

On this bases, when planning for the 
Metropolitan Rural Area in the South West 
District, relevant planning authority should 
consider how to: 

 

• Provide greater certainty with regards 
to built form outcomes in and around 
villages 

• Articulate the different landscapes and 
heritage values and character of rural 
areas, with different planning and 
development  controls 

• Clarify what the future should be for 
rural lands to prevent speculation and 
protect against encroachment 

• Conserve Aboriginal cultural heritage 

• Maximise opportunities from the 
agriculture industry’s proximity to 
Western Sydney Airport. 

The resolution of a preferred alignment for the 
Outer Sydney Orbital will change the structure 
of major transport corridors in the South West 
District, and flowing from this, the relationship 
between transport and land use boundaries. 
These relationships will be considered as part of 
the review of A Plan for Growing Sydney. 

Extensive background research in respect of the 
Cobbitty Village has provided a sound evidence 
base for developing a responsive Masterplan for 
the Village. 

In particular regard has been had to the desirable 
village focussed built form outcomes and 
prevailing heritage and landscape qualities. 

The rural lands beyond the expanded Village have 
agricultural values which should be retained and 
reinforce the productive future of the MRA 
generally. 

Initial indications confirm that the proposed 
village expansion will not likely be impacted by the 
preferred alignment for the Outer Sydney 
Orbital. 



 

 
 

SP8. Provide for rural residential development while 
protecting the values of the Metropolitan 
Rural Area 

 
Rural landscapes provide opportunities for 
housing in rural towns and villages, as well as 
rural residential living that is already dispersed 
throughout the Metropolitan Rural Area. Any 
plans to expand rural towns and villages must 
first consider how these places in the 
landscape and how their valued characteristics 
can be protected and extended 
sympathetically in order to optimise their 
cultural and economic potential. This will 
involve analysis of the key characteristics of 
these towns and villages as part of a design-
led approach. 

 
Consideration of further subdivision for rural 
residential development should be approached 
in a similar way, with careful consideration of 
siting, impacts and potential to improve and 
ensure ongoing maintenance of biodiversity, 
ecological, scenic and productive values. 

Relevant planning authorities should adopt a 
design-led approach to planning for localities 
that: 

 

• Considers siting and design principles for 
rural residential development that 
conserves the values identified in the 
report on considerations for district 
planning in the Metropolitan Rural Area 

• Considers restrictions on additional rural 
residential development that may be 
affected by existing or future rural and 
agricultural activity 

• Considers setbacks and defines 
appropriate buffers for rural activities 

• Investigates and develops innovative 
approaches to conserve and manage 
biodiversity, habitat and scenic 
landscapes. 

Councils should liaise with the Commission to 
develop design-leg approaches for the 
Metropolitan Rural Area and in the first 
instance, use the design approaches outlined 
in the NSW Government’s draft Architecture  
and Urban Design Policy, Better Placed 
(October 2016). 

The Cobbitty Village Planning Proposal and 
Masterplanlan is clearly founded on a design led 
approach. It represents a clear understanding of 
the local landscape and valued local 
characteristics and in particular cultural and 
natural landscape conservation opportunities and 
the preservation of more productive agricultural 
lands. Additionally, it is sympathetic to the 
significant investment in agricultural research 
facilities. 

Importantly, appropriate buffers are noted to be 
integrated into the design to obviate landuse 
conflicts and ensure optimum planning outcomes. 



 

 

How these matters have been taken into account is 
to be demonstrated in any relevant planning 
proposal. 

 

SP9. Support opportunities for District waste 
management 

The Cobbitty Planning Proposal and Masterplan 

has no direct impact upon strategic District 
waste management. The Proposal importantly 
is well placed to be serviced by the Spring Farm 
Advanced Resource Recovery Facility and does 
not adversely impact the functioning and 
strategic planning for such facility’s future. 

SP10. Mitigate the urban heat island effect The Cobbitty Village Planning Proposal Site 
forms part of the MRA, an area which is not 
subject to the urban heat island effect. Further, 
the proposed style and density of development 
and its integration with natural corridors will 
ensure that such effect is minimised. 

SP11. Integrate land use and transport planning to 
consider emergency evacuation needs 

The Cobbitty Village Planning Proposal and 
Masterplan have had regard to emergency 
evacuation principles. This planning, however, 
has not extended to direct liaison with 
Transport for NSW and the State Emergency 
Service. 

This is a matter which can be further refined as 
the Planning Proposal is advanced. 

SP 12. Use buffers to manage the impacts of rural 
activities on noise, odour and air quality 

The Cobbitty Village Planning Proposal and 
Masterplan have been prepared having regard 
to intensive bordering agricultural 
undertakings, particular poultry farms and 
agricultural research facilities. 

Appropriate buffers and management strategies 
will be further refined as the Proposal is 
progressed. 

SP 13. Assist local communities develop a 
coordinated understanding of natural hazards 
and responses that reduce risk 

Initial background investigations have informed 
the natural hazard understanding particularly in 
respect of flooding and bushfire prone land. 
Such understanding in turn is reflected in the 
Cobbitty Village Planning Proposal and 
Masterplan and will be further refined as the 
Proposal is progressed. 

 

 

 

  



 

ATTACHMENT “E” 

LIFESTYLE HOUSING MARKET SNAPSHOT –  

THE CAMDEN PERSPECTIVE 
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